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THE C ITY OF SAN D IEGO 

REPORT TO THE PLANNING COMMISSION 

DATE ISSUED: 

ATTENTION: 

SUBJECT: 

OWNER! 
APPLICANT: 

SUMMARY 

October 23, 2014 REPORT NO. PC-14-066 

Planning Commission, Agenda of O~tober 30, 2014 

ST. JOHN GARABED - PROJECT NO. 240283. 
PROCESS 4. 

The Board of Trustees of the St. John Garabed Armenian Apos!olic 
_ Chlirdi Trust Fund, under Declaration of Trust Dated October 1, 2000, 

Ownei'/Gary Takessian, Applicant (Attaclunent 13). 

Issue(s) - Should the Plmming Commission grant approvals to construct a church, a multi­
purpose hall, a cultural and education building with classrooms for religious instruction, 
and a youth recreation center for a total of 51 ,680 square feet of building floor area 
located at 13925 El Camino Real in the NCFUA Subarea II area? 

Staff Recommendation: 

1. Certify Enviromnental Impact Repoli No: 240283 , Adopttl~e Mitigation Monitoring 
ancl RepOliing Program, and Adopt the Findings and the Statement of Oveliiding 
Considerations. 

2. Approve Planned Development Pennit No. 862497, SiteD evelopment Pe1111it No. 
862495, Conditional Use Pe1111it No. 862494 and Multi-Habitat Planning Area 
Boundary Line Adjustment No. 1132003. 

Community Plam1ing Group Recommendation - There is no recognized community 
planning group for the NCFUA Subarea II. Cannel Valley is the community adjacent to 
Subarea II and plans were sent to the Carmel Valley Community Planning Board (Board) 
for a recommendation. The Board, on September 26, 2014, voted 6:4:0 to recommend 
approval of the proj ect. However, there are 16 voting members on the Board so nine 
members present would constitute a quorum of the Board. The 6:4:0 vote was a failed 
vote as the Board would need to have a majority of active voting members, which would 
be nine, for a successful vote. 



· Environmental Review - An Environmental Impact RepOli No. 240283 has been prepared 
for the project in accordance with State of Califomia Environmental Quality Act (CEQA) 
Guidelines. A Mitigation, MonitOling and Reporting Program has been prepared and will 
be implemented to reduce, to a level below significance, most potential impacts identified 
in the environmental review process. The applicant has also provided CEQA Findings 
and Statement of Oven'iding Considerations for significant and unmitigated impacts. 

Fiscal Impact Statement - No fiscal impact. All costs associated with the processing of 
the application are recovered through a deposit account funded by the applicant. 

Code Enforcement Impact - None with this action. 

Housing Impact Statement - The site is located within Subarea II ofthe NOlih City Future 
Urbanizing Area Framework Plan which identifies a pOliion of the site for Very Low 
Density Residential land use (0.8 dwelling units per acre) and the remaining portion as 
Enviromnental Tier. The residential pOliion of the site is approximately four acres and 
could yield a total of 3 single family homes. However, the Framework Plan states that 
residential uses in this area are less suitable and public and semi-public uses would be 
more ideal. As such, the proposed project would not have a negative impact on the 
provision of housing within the City of San Diego. 

BACKGROUND 

The site is located in the "Proposition A" lands in Subarea II, Future Urbanizing Area ofthe 2008 
General Plan. Subarea II does not have an adopted land use plan. The site is designated by the 
General Plan for Agricultural land use and Open Space (Attachment 1). The General Plan update 
replaced the tenn "Future Urbanizing Area" with "Proposition A" lands. Proposition A is the 
1985 City-wide ballot proposition that ratified the Managed Growth Initiative in the previous 
General Plan. Proposition A is still in effect and is included as Appendix B (AP-29) of the 2008 
General Plan. A pOliion of the project site is designated as Open Space by the General Plan and a 
pOliion is designated for Residential development. The site is located at 13925 EI Camino Real 
in the AR-l - l Zone (Attachment 2). The sunounding land uses are resource based open space, 
religious and residential (Attachment 3). The proj ect site lies pmiially within the Multi-Habitat 
Planning Area (MHPA) of the City's Multiple Species Conservation Program (MSCP) . A pOliion 
of the site is located within a wildlife conidor. The pOliion of the site proposed for development 
has been used for agriculture in the recent past and is disturbed land. 

DISCUSSION 

IProject Description 

The st. Jolm Garabed project (Project) proposes to develop 4.23 acres ofa 13.4 acre site with a 
350 (fixed) seat church, a 500 (pOliable) seat multi-purpose hall, a cultural and education 
building with classrooms for religious instruction, and a youth center with recreational facilities 
for a total of 51 ,680 square feet of building floor area (Attachment 4). The Project would provide 
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parking spaces for 176 vehicles, eight accessible spaces, three motorcycle spaces and five bicycle 
spaces to meet the parking requirements for the development. A circular courtyard would be 
constructed between the church sanctuary and church hall, and a prayer garden would be built 
east of the church sanctuary near the edge of the development adjacent to the natural habitat 
(Attachment 5). 

Required Approvals 

The Project requires the approval of a Planned Development Pennit (PDP), Site Development 
Pelmit (SDP), Conditional Use Pelmit (CUP) and Multi-Habitat Planning Area Boundary Line 
Adjustment (MHP A BLA). The PDP is required to allow a deviation from the Land 
Development Code Section 131.03 31. A SDP is required due to the presence of environmentally 
sensitive lands on the site. A CUP is required to allow a church in the AR Zone. The MHP A 
BLA is required to adjust the Multi-Habitat Planning Area boundary to more accurately reflect 
the existing conditions on the site related to sensitive habitat and to allow for access to the 
proposed development. The site is within the Coastal Zone in shared jurisdiction between the 
City of San Diego and the California Coastal Commission. Written communication from the 
California Coastal Commission staff confinns the California Coastal Commission will issue the 
required Coastal Development Pelmit for the project. 

Deviations 

The Project proposes one deviation from the regulations of the Land Development Code Section 
131.033 1 in three locations (Attaclunent 6). Specifically, the proposed Culture/Education 
building would observe a side yard setback of thilieen feet where twenty feet is required, the 
Youth Center building would observe a side yard setback of five feet where twenty feet is 
required, and a five foot rear yard setback where twenty-five feet is required. Attacmnent 6 is a 
graphic representation of the proposed building setback deviations and where they would occur. 

The Culture/Education building proposes a side yard setback of thirteen feet and a rear yard . 
setback of 145 feet. The Youth Center building proposes a side yard setback of five feet and a 
rear yard setback Of five feet. Under the AR-1-1 zone, the minimum side yard setback is twenty 
feet and the minimum rear yard setback is twenty-five feet. The minimum setbacks for the AR-1-
1 zone regulations are most relevant if the proposed development is low density residential on 
minimum ten-acre lots, yet is less relevant when siting a selies of structures complising 
integrated church buildings. As a result, the Proj ect proposes a deviation for the 
Culture/Education building side yard setback and a deviation for the youth center building side 
yard setback and rear yard setback. 

The Project is located on the least environmentally sensitive portion of the site, which is a mesa 
Ithat narrows at certain locations, while preserving the remainder of the site as open space. The 
narrowness of the mesa portion of the site and a goal to minimize impacts to environmentally 
sensitive habitat make it difficult to achieve the minimum side yard and back yard setbacks while 
developing the Project. The requested side yard setback deviations would not create negative 
impacts or potential land use conflicts because the side yards in question occur between the 
Proj ect ' s church facilities or an open space area adjacent to residential development. The 
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Youth Center building is more than 480 feet from the residential development and other 
contrasting land uses. Lastly, the requested deviation from the minimum rear yard setback at 
the proposed Youth Center building would not result in negative impacts, as it will occur at 
only one corner of the building, and the remaining rear facade of the youth center would be 
screened by landscaping. 

Site Plan and Architecture 

The Project is located out of Gonzales Canyon and on the relatively flat mesa pOliion of the site that 
contains disturbed land. Locating the Project on the mesa portion of the site allows for on-site grading 
to be minimized. The different stlUctures comprising the Project are proposed to be concentrated on 
the least environmentally sensitive portion of the site to minimize impacts. The Project includes the 
use of exterior stone finish or a smooth trowel exterior cement plaster finish that wiIl display earth­
tone colors and will recede into the background landscape with distance. The Project landscaping 
and restoration plans wiIl help to filter the mass and scale of the Project to off-site viewers. As a 
result, development of the Project will not substantially affect existing public views. Coastal views 
from lands located east of the site will largely be maintained due to vm1ations in topography. The 
Project will minimize impacts to views from nearby trails with landscaping that will include 
occasional plantings oflarge canopy trees and a pallet of natural building materials and colors. 

While a traditional Armenian church would not visually resemble the adjacent Evangelical 
Fonnosan Church or single-family residential development to the south, the proposed church and 
accessory buildings will use exterior stone facades, concrete tile roofs, and seam metal roofs 
which will relate to the sUlTounding lUral character of the area and nearby residential and church 
development. Although the scale and mass of the church wiIl be larger than that of sun'ounding 
buildings, the Project landscaping and restoration plans wiIl help to filter the mass and scale of 
the ProjeCt when viewed from off-site. The Project proposes a Floor Area Ratio (FAR) of 0.09, 
which is less than the adjacent properties. The Evangelical Fonnosan Church 's FAR is 
approximately 0.15 and the residential development to the south has a FAR of approximately 
0.47. 

A critical component of the proposed sanctuary building for the applicant is the relationship of 
height to width (Attachment 7) . Traditional Annenian churches have a ratio of height to width 
which emphasizes the veliical. Also of equal importance to the applicant is siting the san"ctuary at 
the edge of the San Dieguito River valley. While the proposed sanctuary location is on previously 
disturbed land, most recently used for agt1culture, the location is reminiscent of historical 
Annenian churches where churches are located at the edges of open valleys or atop mountainous 
telTain. In each case those churches are visible for many miles away. 

The base maximum height for stlUctures in the AR -1-1 zone is 30 feet and, as proposed, the 
Imaximum height of the church dome is 85 feet and the dome wiIl be topped by a cross that is 93 
feet (or 98 feet above the lowest adjacent existing gt·ade). In addition, the maximum height of 
the multi-purpose hall will be 40 feet (or 41 feet, 91 /2 inches above the lowest point of the lowest 
existing adjacent grade). Section 131.0344 of the San Diego Municipal Code establishes that 
structures may exceed the 30-foot height limit if the front, side, and rear setbacks of the property 
are each increased by 10 feet for each 10 feet, or pOli ion thereof, of structure height above 30 
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feet, except as limited by the regulations in Chapter 13, Article 2 (Overlay Zones). As proposed, 
the church building will have a front yard setback of the 170 feet where 25 feet is required, will 
have a rear yard setback of 490 feet where 25 feet is required and will have a side yard setback of 
88 feet where 20 feet is required. As proposed the multi-purpose hall building will have a front 
yard setback of 325 feet, will have a rear yard setback of 290 feet where 25 feet is required and 
will have a side yard setback of 34 feet where 20 feet is required. Therefore, the church building 
and multi-purpose hall building exceed the required minimum front, rear and side yard setbacks. 
Therefore, pursuant to Section 131.0344 of the San Diego Municipal Code, the maximum 
permitted structure height on the proposed church building is 98 feet which represents the base 
maximum height ofthirty feet of the AR -1-1 zone plus an additional 68 feet attributed to the 
proposed side yard setback of 88 feet, 68 feet greater than the minimum twenty foot side yard 
setback. In addition, the maximum permitted structure height on the proposed multi-purpose hall 
site is 41 feet, 9 & one half inches which represents the base maximum height of thirty feet of the 
AR -1-1 zone plus an additional 11 feet, 9 & one half inches attributed to the proposed side yard 
setback of 34 feet , 1 inch, 14 feet, 1 inch over the minimum twenty foot side yard setback. 
Therefore, the Project is consistent with the maximum permitted height of structures associated 
with the underlying AR- l -1 zone. 

Grading 

Of the 13.4 acre site, 4.23 acres or 31 percent is proposed to be graded and developed. The 
remainder of the site would remain undeveloped and protected by conditions of approval which 
require a Covenant of Easement to be recorded over the remaining approximately nine acres. 
Grading and development is proposed to be sited in the least sensitive pOliion of the site. The 
conceptual grading plan identifies an approximate maximum excavation at a depth of six feet and 
an approximate maximum of embankment at a height of fifteen feet. The earthwork would be 
balanced on the site with an approximate maximum of 5,200 cubic yards moved by grading 
operations. All retaining walls would be integral with the buildings and no independent retaining 
walls would be required by the grading plan. 

Landscape Concept 

The landscape concept plan indicates a variety of trees, shrubs and ground covers are proposed to 
be used in landscaping the project site. Trees include: palms, Cypress, Canary Island Pine, 
Jacaranda, Chinese Flame Tree, Sycamore, Coast Live Oak, Tipu Tree, Manzanita, Western 
Redbud, Orange trees, Crape Mytile, New Zealand Christmas Tree, Olive and Pomegranate. 
Shrubs and ground covers include both native and ornamental species. 

General Plan Analysis 

IThe site is located in the "Proposition A" lands in Subarea II, Future Urbanizing Area of the 2008 
General Plan. Although there is no adopted land use plan for Subarea II, it is identified as 
Subarea II within the boundaries of the NOlih City Future Urbanizing Area Framework Plan (FP). 
The FP provides a vision or blueplint of development of Proposition A lands. While a pOliion of 
the site is designated as open space in the 2008 General Plan, that designation is based on 
policies and depictions of areas identified in the FP as environmental tier and the location of the 
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MHP A boundmy. Further, this mapping was done on a regional and not site-specific scale based 
upon best available resource infolmation at the time. As a guiding land use principle, the FP calls 
for "a permanent environmental tier of open space lands with high natural resource value that 
function as natural habitat, fOlm connections to surrounding open spaces, and give shape and 
definition to surrounding built areas." The FP states to "Use natural resources as a foundation for 
designing the area's land use plan." The religious institution's site is located in the planning area 
of Subarea II in the FP. The FP directs finalization of the open space boundaries as pmi of the 
subarea planning process. The FP guiding principles for open space call for: creation of the 
environmental tier as an interconnected, viable system of natural open space that serves to protect 
and conserve cultural resources, flora, and fauna; conservation of biological diversity by setting 
aside relatively large areas of natural open spaceihabitat, linked with corridors, and protected 
from human activities detrimental to this purpose; preservation of floodplains and significant 
topographic features such as canyons, ridges and hillsides; promotion of sub area- and project­
level planning that preserves as open space significant natural features within development areas; 
and for refinement of the environmental tier as shown on the Framework Plan diagram based on 
fi eld assessment of resources and detailed land use planning. 

As part of the proj ect review, the applicant has perfonned this project level plam1ing in 
conjunction with Multiple Species Conservation Program review. A MHP A BLA is proposed 
based on site specific analysis of habitat, hillsides, cOlTidor linkage, vegetation, floodplain and 
other FP resources and values. The proposed adjustment has been approved by the wildlife 

\ 

agencies. The revised delineation of open space on the proj ect site, the proposed church use, and 
the clustered project design on the least sensitive portion of the site is consistent with the three 
pmis of the Framework Plan; diagrams, text, and tables, which together convey the full intent of 
the FP. As for additional confOlmance with the FP, the FP and the Enviromnental Impact RepOli 
celiified previously acknowledge that future regulations and planning efforts that were undelway 
at the time would supplant policies and implementing principals of the FP . Specifically, the 
Zoning Code Update project and Multiple Species Conservation Program implemented through 
the code update subsequently adopted polices, programs, and regulations to cany out polices of 
the General Plan and FP for resource and open space preservation. These were accomplished 
through zone revisions, environmentally sensitive lands regulations, cultural resource 
regulations, stOlm water regulations, and other open space preservation requirements. The 
proposed project's confOlmance with these regulations is further documentation of compliance 
with the applicable land use plans. Although the FP environmental impact repoli acknowledges 
that canying out provisions of the FP conflicts with open space shown in the San Dieguito River 
Park concept plan, the Framework Plan takes precedence. 

Conclusion 

Staff has reviewed the proposed project and all issues identified through that review process have 
'been resolved in conformance with adopted City Council policies and regulations of the Land 
Development Code. Staff has provided draft findings to support approval of the project 
(Attachments 9 and 10) and draft conditions of approval (Attachment 11). Staff 
recommends the Planning Commission approve the proj ect as proposed. 
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AL TERNATIVES 

1. Approve Planned Development Pennit No. 862497, Site Development Pennit No. 
862495 , Conditional Use Pennit No. 862494 and Multi-Habitat Planning Area Boundary 
Line Adjustment No. 1132003, with modifications. 

2. Deny Planned Development Pelmit No. 862497, Site Development Pelmit No. 862495, 
Conditional Use Pennit No. 862494 and Multi-Habitat Planning Area Boundary Line 
Adjustment No. 1132003, if the findings required to approve the project cannot be 
affirmed. 

Respectfully submitted, 

Mike Westlake 
Assistant Deputy Director 
Development Services Department 

VACCHIIJSF 

Attachments: 

1. General Plan Land Use Map 
2. Vicinity Map 
3. Aerial Photograph 
4. Proposed Site Plan 
5. Perspective Architectural rendering 

Dev lopment Project Manager 
Development Services Department 

6. Graphic representation of proposed setback deviations 
7. Architectural Elevations 
8. Cmmel Valley Community Planning Board letter 
9. Draft Environmental Resolution 
10. Draft Permit Resolution with Findings 
11 . Draft Pelmit with Conditions 
12. Remaining drawings (available under separate cover) 
13. Ownership Disclosure Statement 
14. Project Data Sheet 
15. Project Chronology 
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ir General Plan 
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, " Planning Element 

The General Plan Land Use Map depicts generalized 
land use within the City of San Diego. The 
information is a composite of the land use maps 
adopted for each of the community, specific, precise, 
subarea and park plan areas. It is intended as a 
representation of the distribution of land uses 
throughout the city; although consistent with, it is not a 
replacement or substitution for community or other 
adopted land use plans. Please refer to the relevant 
community or other adopted land use plan documents 
for more detail regarding planned land uses and land 
use planning proposals. 
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CItrT£R 

22.0' 

TYPE H 
CURB AND 

CItrT£R 

R/lY 

R/lY 

12' 6' 10'-12' 

PROPOSED 
PAWIG 

CURB\ GUTTfR 
AJI0 SIOEWAU< 

PROPOSED SECTION B - EL CAMINO REA L ACCELERA TION LANE 
NOT TO SCALE 

STA: 75+80. 49 - 85+40.49 

ATTACHMENT 4 

PROi'fRTY BOU .... flWt --------
fASDJEJff UJ.'E 

/JO,' /UIJOIT OF RECORD (PER MAP f,'0. 14299) 

PRmJS[lJ l(M.M l Ors JJl) AQifAliT' 

I. ~: THE PROPfRTY rs lOCAmJ ItmUi THE f.'ORlH CfTY nJTIJR£ 1J,'?8A,·;!lJ.·,'C "''i'fA (r,'CFUA), SI,,""" • 
2. lJJ1I1ifi.: TIl[ PROPERTY IS CURRflm.r 10 .... [O).,I? I-I (I.CRICIA.TU!W..-RfSrofTW.). ~'I ORIXR TO 

IVPf..DlDfT TlfE PROPOS£D D8fiOP1lDff. A CO .... DrnONIJ.. IJS£ P£RiIfT IS 8£J.'IC R[()IJ[5mJ AS A PARr OF TH.S 
II'PUCATm 

~ J.!lIl: 1Hf 5tJ8)[CT PROPERTY CONSISTS OF I LeGAl LOr. 

4. tIJifBi£: THe 5UB.I£CT PROPERTY CQ.'ffA.\VS IJ.4 ACRCS. 

5. ~: 1H[ PROPERTY IS /.'1 THE rouo~;.\'c u,!7i'lAr 10t.'f 5.: CGtSTIJ.. (CJRX1.'IAJ.. JUIbSlJ.,(;T101'l), 
FIR[ 89fJSH ZONES JOf)' 9JfTfR. mE HA.l).RO S£VfR1TY ZON[, P/.RXj'jC I1IPICT (REC«A~15 NOT 
APPI.JCJB.£ PER lCO 1J2.(JlJ()2). 

6. QMROtiVQfTAllr SElIS1TM lA'dJS: TH£ PffOPfRTY CQ.WA.\'/s D,,/.W).\'J/[}fTlJ.lr sElIsm.'f u, .. ,'OS (ex) " 1 
THE FORJI OF SOISlmC exxQC!CI.L RCSOURCCS )JiO loo- rrAR R(){)()f1U.','I. 

7. li£aOG.(, HW8Q Q1f[Gqj'Y: THE PROPfRTY IS IN CfOLOQC IW)"WJ CAT[~B JI, J2, 52 ,viO 51 

8. PRQ.(Cl lOCAT1QlI: 11£ PROPfRTY IS LOCAT[D 011 THE fAST Sf{)[ OF a CIJI~','O Rm. B£TItfEJl 9.'1 
o.'CCUTO Rf}I.f) ).NO S£.4 COI.RfTHY Wi[ 

9. TAX PA8CEl h1MJf8S: J04-020-24-oo 

10. I[CAI 0fSC8Pnay: PARCa. A AS SHOif.'l 00'1 £»fBfT B PER LOT W,f AlJJV5ruDIT py,r f,'O. U- /5122, 
CERT1f1CAT[ OF COYPfjJ" ... a: R£COR/)[[) Mr 29, 2010 AS wSTRWOn f,'O. 2010-0J84458 OF omcw.. 
RfCOROS. 

II. PfRUfTS Bfl.'lG Nfl)[(J Frg: A Co.WXOO'w. IJS[ PfRjIfT FOR A CH/JRCII (Pf?OCfSS TIiR£[), A srrc 
Ofl'flOPJlDn P£RJ/fT FOR {)(\'flOPUOIT 011 A SIT[ Co.'nA',,"NG OM'fO.'IJlQITAI.1r 5DISITN[ W,'OS (PROCESS 
mREE), A PiA·.' .... ED Ofl'flOPJJDIT POMT FOR f)[\1AOOVS fflOU me ~ lOSE aIm R£SP[cr ro SfTB).CKS 
(PROCESS FOUR), A','O UHPA som.'()W'( U .... f ADJUSTJlon #'PRCIIAL. 

12. mWNG AlJJ PfiQfQS£l) USES: THE PROPCRTY I«S HiSTORIC!.L1r 8f(JI USED AS 
FIt/NU.lIO. fT 15 CURRDmr USED AND FA.'lJlU,,'i'O. TIfC PROPOSED I/S£ 
15 1/I5TTTlfT1O.·W. TO mart 1Hf f)[\'flOPJlDfT OF II CHURCH AND NX£SSOK( USES. 

I. ~: TH£R[ JJ?f 10'0 fXlSmc OR PROPOS£1) BUS STOPS MfTH.'I THE J.'f£). OF THE PROJeCT SIT[. 

2. ~: lH£R[)..,?[ NO rum','C PUIJ.JC rR£ HtTJRA.·ffS MrTH..'1 600' OF 1H£ PROJECT SIT[. 

TH[ 8(lI.RO OF TRUSTff's OF THE ST. JOHN GARAB[D NiAiE/.W I ).p()STOUC CHURCH TRUST FUND 
UIIDfR O[CI.ARA.OON OF TRusr (/0.01.2000) 
H7J JOTH STREIT 
SAIl DIEGO, Cot 92116 
PHO .... E: (760) Jl0-0064 

SITE ADDRESS 
IJ925 a CAVY,'O REAL 
SAIl DIEGO, Cot 921 JO 

SHEET INDEX - CfflL 
TlTl.E slim 
SIT[ PWI - CML 
CO.'lCfPTIJAJ.. GRADI .... G/ORAWACE PLAN 
CO,'(CfPTIJAJ.. unurr PlAJI 
SLOPE ,viAL'r'SIS/EXISnUG TOPOGRAPH¥' 
PROPOSED BliP/EROSION CO.'ITROL PtA:1 

SHCU CI.O 
SHEET CI.I 
SHm CI.2 
SHfIT CI.J 
SHm C2.0 
SHErr CJ.O 

PREPARED BY, 

.... ...... .. 

PROJECT 
LOCATION 

tWJE: LEPPERT ENGINEERING CORPORATION 

MJDRESS: 5 190 GOVERNOR DRIVE $-205 
SAN DIEGO CA 92122 

PHQ:IE , ;C858) 597-2001 

PROJECT ADDRESS, 

13925 EL CAMINO REAL SAN DIEGO CA 92130 

PROJECT NAME, 

ST JOHN GA8A8ED ARMEN~ CHURCH 

SHEET TITLL 

IDlE SHEET 

........ 

REVlSIOII 14:' _____ _ 

REVlSIOII 13 :, _ ____ _ 

REVlSIQ:1 12:' _____ _ 

REVlSlml 1 1:, _____ _ 

REVISION 10:' _____ _ 

REVlSIO:1 9: _____ _ 

REVlSIO:1 8: _ ____ _ 

REVISIOII 7: _____ _ 

REVlSIO:1 6: _____ _ 

REVlSIOII 5: _ _ ___ _ 

REVISIOII 4: _____ _ 

REVISIOII 3: __ -"0,"7I"1O,5/"1J..3_ 

R£\IlSIOII 2: __ -"0"4/02'o,6/"1J..3_ 

REVISIOII 1: __ ~IQ",I'llOlJl/"IL'_ 

ORIGI~W. DATE: _-'0lJ.!6'LI'-'16LI IUI_ 

DRAWItlG~OF __ 6 __ 

rcc:-:-::--:-:--,---,------:-::-r:-::-::-:--:-:--c-r------i POP/soP/cuP NO XXXXXX 
sterNO, 20F 16 



PARCEL 3 
CofC 97-0241797 
APN: 304-020-13 

~ aT 5/13 

4 N/H/'IJ 

J fCfofjlZ 

1 C6 ~/I' 

, O-I/I~/I' 

f,n OAT! liT 

~ 5190 GOI£RNOR 0RI1,f 
Lepp.ert!.9 "'it, 205 
Engmeermg San Diego. GA 92122 
CcR",OR .... nON (858) 597~2001 

;u: CC« SOR 4.01~14.09 

PREPARATION AND 

'\"" '\\ 
. \ ~ 
120' REQUIRED :"C 
SID£ SETBACK 

\ 

APN: 3,04-020-24 

PARCEL 'A' 
LOT LINE ADJUSTMENT PLAT 

NO\ U-15122, 

POR. SW 1/4 NW 1/4 SEC 7 
T. 14 S. R. 3 W S.B.M. 

APN: 304-020-18 

LOT 48 
MAP 14299 

APN: 304-650-30-00 

'/ 
1 

POR. NW 1/4 SW 1/4 SEC 7 
T. 14 S. R. 3 W S.B.M. 

APN: 304-650-37 

LOT 9 

MAP 142?9-. -

LOT 8 

LOT 7 

PROPERTY 8OUNf»RY --------
SETBACK UH[ 

FDlA HAZARD ZONE BOUNDARY 

EXfSnNG MHPA UHf (REG,ION4L DATA) -

1. ~: Tlf[ PROPERTY IS ItrTlf,'j THE !.'OHTH CITY F/JT/J!?[ UR8A!.'1bWJ !/IEA 
(NCF/J),) SU84R£4 f1 COYJII).Wf( pt).JI. 

2. lQ1f1i!2: THE PROPERTY IS CURRENTLY IONED A"? /-1 (AGff,WLTURIJ.-RES!OOfTVJ.). 
III ORDER TO tvPWIflrT THE PROPOSED DE.VELOPUENT, A CONDmOfI.1L USE PERIIIT IS 
BONG REQUfSTED AS A P)J"{T OF TMS APPIJC4T1O,v. 

J, 1..!IIJ.; THE SUBJ£CT PROPERTY CONSfSTS OF 1 lEGAL LOT. 

4. ~: l7i£ SfJ8J[Cr AWlPfRTY CONTAI'IS 13.'1 ACRES. 

5. ~: THE PROPERTY IS h'l THE rOUOaWG OVERlAY ZO .... £S: CCl4STAL 
(OR'iC:!,'/)-! JiJRl5fXCTlON), FlR£ BRUSH IONES 300' 8IJFFfR, Fl.'?£ fiJZARO SEVERfTY 10.'.'[, 
PARKJNG MACT (REGVU.OONS Nor APPi..JOBlI PER LCD 132.0802). 

6. fNYJ/ONJJ(]ffA// Y WIS!TM lANDS: THE PROPfRTY CONTAINS D,'',fRONJJDfTALLY 
SOI5!Tt/[ lA\YJS (£SL) til llfE FORIJ OF STEIP ff1.1SfOES, SDlSfTf/E 8:0lJX;!C)l 
RESOURCES ANO fro-ifAR Fl.(JOOPLAI'I. 

7. PROJECT LOCATlO,'!: mE PROPERTY IS lOCArEIJ ON THE EAST srO[ or £L CA.V.','O 
REM. EJmIffN WI fYfGlJiTO fKW) AND sut COUNTlr( LAN£ 

8. TAX PARCEl hWB£R: JI)4-020-24-00. 

9. LEG4l. QfSCRiPOO'1; PAEfCfL A AS SHOMI ON £XJ+BfT B PER LOT Uli[ ADJUSTYDfT 
PlAT NO. U 15122, C[RrrFlCAT[ or COIJP/j»,'C[ RECOROfD JULY 29, 2010 AS 
A'lSrRWl£}fT !.'O. 2010-0384458 OF omcw.. RECORDS. 

10. PER!JIrs row APPliED FOR: A CO.vDmO,'lJ.i. USE P[RlJfT FOR A CHURCH 
7I-fREE), A SIT[ MflOPUfNT PERWT FOR OOflOP!JOfT 0.'1 A SITE 
ENWfONVOfTAI.1 Y SENSlTM? UNOS (PROCESS THREE), )),'0 A PLANNED 
PERV{f FOR D£\14I7ONS FRaU THE 84SE lONE arm R£SPfCT TO S£TlWJ(S 
FOIJr~), AND IIHPA BOUNDARY UHf ,l/)JVSTJJO{T APPROVAL.. 

I. IT CA/f.','O RDJ.. HAS 8[£JI ruuY fUPROVfI), PURSI1J.'fT TO CflY [NC;'.'[ffi's fA~~;.','G 
NO. 35346-0. 

2. mE PROJECT PROP05£5 A C[JlWL ACCESS powr FROU £L ~!JSO RfA/. TO 5[R,[ 
THE PRO)£CT. 

THE PROPERTY IS AD£OUATUY 5DOED BY THE FOUO;':!o'G UTfUTfES: 

AN 8' Sr»fR VA.W FER CiTY [NG'N£[RS DilG NO. 
RfA/. 'JH{/f THE P.'?OPOSED DDflOPNOIr WLL CONNECT TO. 

1.'lfL 

CI.J). 

J R[Cf.)'!JED '(lATER: TlifRf ARf t:O RfCLA'lJfO lWER !J.~WS IDJXorT TO THf SUB/fCT 
PROnRTY. 

I. CRAO·.','G AVO D.'?).',VACf Il!PRm'[jJDrr:,~ AS !tEll.. AS R£QURED NOTES AND STATISTICS. 
AH[ SJlOitN 0.'1 DIiG. C 1.2. 

I. PROPOSED PIRXI.'iC srAnsrrcs 0111 B:[ FOU,'i{) 0.'1 SHEET AT.O 

I. PERMiTTEE AC.R£ES TO GRA.'fT A TRA'L EASDJDff, CI)NS15TENT !tIm mE CRfTERfA 5ll 
FORTH IN THE YSCP SUBJ·REA PIAN, SECTION 1.5.2, PUBUC ACCESS, TRAilS AND 
RECREATION, l'I FAVOR or TI{£ CfrY or 9.'1 O!fGO, AT A LOCATliJ.'1 OI.!TS'D[ or !HE JREA 
/.PPRO~,[{) FOR OOflOPtlDfT OR RESTOl'?ATION AREAS. fY.ACT LOCATION It~LL BE 
DETERtfA'ElJ AT A LATER mlr BY THE CflY or 51,'1 [)!EW 1.'1 o.'?DlR FOf? mE PROPOSED 
fRAil.. EASDJDfT ro A'ITfCli.ATE IHIH TIff CITY OF 51,'1 DECO's APPlifj~fD TRA'L Pf.).NS. 
OlfNfR/p£RlffTTEE SH!ll NOT 8£ RESPONS18I.E FOR THE COST ASSOCIATfD WITH 
GR»mNG, CONSrRilCnNG OR PERPmlAL !.I).,','fTE!IANCE or SA'D mA'L 

4 

HAME, LEPPERT ENGINEERING CORPORATION REVISION 14: _____ _ 

ADDRESS: 5190 GOVERNOR DRNE S~205 

SAN DIEGO CA 92122 

PHO"E 1,(858) 597-2001 

PROJECT ADDRESS: 

13925 El CAMINO REAL SAN DIEGO CA 92130 

PROJECT NAME: 

SI JOHN GARABEO ARMENIAN CHURCH 

SHEET TITLE: 
SfTl' PlAN CML ________ _ 

REVISION 13: _____ _ 

REVISION 12: _____ _ 

REVISION 11: _____ _ 

REVISION 10: _____ _ 

REVISION 9: _____ _ 

REVISION 8: _____ _ 

REVISIOIl 7: _____ _ 

REVISION 6: _____ _ 

REVISION 5: _____ _ 

REVISION 4: _____ _ 

REVISION J: 07/15/13 

REVISION 1: __ -"IQ",I",0",1/'11<-'_ 

ORIGINAL DATE: _-,o",6'LllCQ6L(IU1_ 

DRAWING~OF __ 6 __ 

,-------,-------,-----,----1 !,Ol'/SDP/CUP NO. XXXXXX 
SI'EET NO. 30F16 

.b" 



ATIACHMENT 5 



St. John Garabed Armenian Church 

SAN DIEGUITO 
ROAD 

SENSITIVE BIOLOGICAL 
HABITAT 

Developed Site Plan 

~ 

EVANGELICAL 
FORMOSAN 

CHURC.H 

FUTURE 
SANCTUARY 

,, ', . I, . . ~ 

" ,'-~ i II / <:::::5> ~-----~c---~ I' 
:: ~ '....:.. - .J 

• - - - / ! 

-~ ----.------

Enti re Site Plan 

~ 
~OO' 400' 

l' 

[] 

[I, ' J 

J 
n 

l 
D', ~ J 

St. John Garabed 
Armenian Church 

of San Diego 
rr 

ATTACHMENT 5 

U 

[L I. 
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ATTACHMENT 6 

! 

I 
I 

:\ 

Youth Center 

Hall Cultural 1> 

and r-~ ,----,,-----; 
Education 1:> 

Church 

88'-11/2" 

'. r-~'I"'T ~ ;T[~"l~-'''~! 
SETBACKS ,) I r 

----'1' 



~~L~·~.l+j33o''\Y~ __ ---~--------------+-lg,~~:i'&f,i;,'''--

~~: ~:~: - --=--=---=--=---=--==--=---=--=---=--==--==--=---=--=---=-

~S1~~_ 

~5f::O~ 

~;~.~. l+1J.3.g' A.USLJ _________ _ 

~~: ::~: -~---~~~~~~~~~~~-

~50'-o' AF.F. 

~~~ 

_rb.+15.:::o~ __ _ 
-VCru.~ 

18'-4" 36'-3' 

a , 
'" 
\' 
~ 

a 
I 
~ 

I" 

'r PORCH ee 
!. 

I 
~ 

\' 
~ 

\' 
'" 

5 CHURCH FLOOR PLAN 
A2.0 SCALE: 1/16"=1'-0" 

136'-7" 

42'-0' 

MAIN ASSEMSLY 
(350 FIXED SEATS) 

FiNISH flOOR "" 40.0' AJ.l.5.L 

t
50..:....-o~ __ -

+45'-6" A.f.F. 
cWil------------.~ 

~ 

PROPOSED 

2 EAST ELEVATION 
.0.2.0 SCALE: 1/16"=1'-0" 

6 CHURCH ROOF PLAN 
.0.2.0 SCALE: 1/16"=1'-0" 

-------------7-----~ 

O:fSTiNGG,'W:if.~ +J50A\J~LATLOW[ST 
EXGTl~1G GPJ.OC \'I9THN 
5' Of SffiUCT1J,'l[ 

(30' + 68' FOR INCREASED St(}[ YARD SETBACK OF 88'~O") 

---------------------
----------------~ 

+35'-0' A.M.S.L 
LO''''£ST PT. Of EXIST GRAOE 

Y,\THlll 5 -0 Of STRUCTURE 

FlNl5H flOOR'" 40.0' A.M.5.L 

! 

7 

LEGEND: 

EXTERIOR STONE 

EXTERIOR CEMWr PlASTER WI SMOOTH 
mOWR FINISH & INTEGRAL COLOR 

[=:J GlAZINC 

CONCRETE TILE ROOF 

VIA DE IA VAlLE 

PREPARED 8Y, 

nA.I,~E: HYNDMAN & HYNDMAN ARCHITECTURE 
AnN: DENNIS HYNDMAN 

ADDRESS: 1967 NORTH COAST HWY 101 
ENCINITAS CA 92024 

PHONE n:f760) 634 0285 

PROJECT ADDRESS: 

1.3925 EL CA),mJO REAL 
SAt) DIEGO CAJ,t2_13_0 ______ __ 

PROJECT NAME: 

ST. JOHN GARA8ED ARMENIAN CHURCH 

SHEET TITLE: 

CHURCH PLANS & ELEVATIONS 

~t, DJEGU,TO RD 

REVISION 14: 

REVlSIOti 13: 

REVISION 12: 

REVlS!ml 11: 

REVlSION 10 -------
RE'vlSIOtI 9: _____ _ 

REVISion 8' _____ _ 

REViSION 7: ______ _ 

REV1Slon 6 _____ _ 

REVISION 5' _____ _ 
REVISION 4 

REV1SIOtJ 3: 

REV1SION 2' 04(26(13 

REVISION 1 -------.l.Qj.ill.Ll~ 

06/16/11 

SHEEfNO. 13 OF 16 

--,J , 



~~------------ ----. - .---c:------::.;; 

121'-6" 

14'-S" 41'-S" 15'-6" 

r 
to 
1., , 
in 

" , 

0 , 
g 0 

" , g 

0 

135'-6" 

(1 4,580 Sf) 

14'-0' 

, 
to 

o 

o 

OUTSIDE I 
OHl lUG 1e 

, 
o ~ 

o 

o , 
~ 

STIi1JCTURE 
(1'-9' IlAX. GI\.IJ)( D'ITERDffilJ..) 

ROOf DECK 

4 WEST ELEVATION 
-'2.1 SCII.£: 1/1 6"=1'·0" 

OPEII TO MAHI 
ASSW8L Y BELOW 

ROOf TOP 
MECHAlIICjll ROU1PMHIT 

(3,530 Sf) 

,-----'------------------- -----"""'-"'+ 

(30' + 14'-1" roR INCREASED REAR YARO SETBACK Of 34'- 1") 

v 

+10'-0' Aff 

/ 

/ 

7 HALL ROOF PLAN 
-'2.1 FltIISH flOOR .. 40'-0· A1JSl 

AITACBMENT 7 

LEGEND: 

EXTERIOR STOllE 

EXTERIOR CE1.lEUr Pl.ASTER WI 51JOOn-t 
TRQ','I'El FlIl1SH &: IllTEGRAL COlOR 

GlAZING 

~ CotlCRETE TILE ROOF 

'vt4 D IA VALL 

IW.~E: H'r'ND!,(AN &. HYNDMAN ARCHITECTURE 
AnN: DENNIS HYNDMAN 

ADDRESS: 1967 NORTH COAST HI'/Y 101 
ENCINITAS CA 92024 

PHOfI[ 1:(60) 634-0285 

PROJECT ADDRESS, 

13925 EL CAMINO REAL 

SAN DIEGO CA 92130 

PROJECT NAt.IE: 

ST. JOHN GARA8EO ARI.IENLAN CHURCH 

SHEET TITLE' 

HALL PlANS AND ELEVAnONS 

REVIS ION 14". _____ _ 

REVISION 13,'. _____ _ 

REVISION 12". _____ _ 

REVlSI0t11 1"" . _____ _ 

REVISION 10". _____ _ 

REVlSIOtI 9: _ _ ___ _ 

REVlSI011 8: _____ _ 

REVISION 7: _____ _ 

REVlSION 6: _____ _ 

REVISIOtI 5: ____ _ _ 

REVISIO/l 4: _____ _ 

REVISION J: _____ _ 

REVlSIOtI 2: __ ----"O""41u'C<>,6u/1..>.3_ 

REVlSION I: __ ---',,,o/'-'Ou.IU/1.<-2_ 

ORIGinAL DATE: _---'O"'6(LJI-"6(ul.l.' _ 

DRAWHjG~OF __ 6 __ 

SI£ET NO, 14 OF 16 



!!AXIMUM PERMlmo SmUCTIJRE HEIGHT PER LDC 1310344 IS XGQ" 

~ 

~ 
ClASS 8 ClASS? CLASS 6 CLASS 5 

~ ~ 

ClASS 4 ClASS 3 CLASS 2 CLASS 1 

j> 
n 

5 CULTURAL & EDUCATION GROUND LEVEL PLAN 
/>2.2 

CULTURAL & EDUCATION UPPER LEVEL PLAN 6 7 CULTURAL & EDUCATION ROOF PLAN 
/>2.2 (5,960 GSF) SCALE: 1/16"-1'-0" (5,050 GSF) />2.2 SCALE: 1/16"m1'-0· FINISH FLOOR "'41.0' AM$L 

7 

LEGEND: 

OOERlOR STONE 

EXTERIOR CEMENT PlASTER WI SUOOTH 
TRO'r't'EL mllSH &. INTEGRAL COLOR 

CJ GLAZING 

CONCRETE TILE ROOF 

VIA DE LA ,/,.l.LLE 

PREPARED BY, 

HA.I,~E: HYNDMAN & HYNDMAN ARCHITECIllRL........ 
AnN: DENNIS HYNDMAN 

ADDRESS; 1967 NORTH COAST Hi'll' 101 
ENCINITAS CA 92024 

PHONE #:(760) 634 0285 

PROJECT ADDRESS: 

13925 EL CAI,HNO REAL 

SAN DIEGO CA 92130 

PROJECT NM.1E: 

ST. JOHN GARABED AR'.~EN!AN CHURCH 

SHEET TITLE: 

CULTURAL NJO EDUCATION PLA.NS & ELEVATIONS 

REVISION 14-: _____ _ 

REVISION 13: _____ _ 

REVlSIOIl 12,, ______ _ 

REVISion 11: 

REVISion 10: _____ _ 

REVISION 9: _____ _ 

REVISion 8: 

REVlSIOIl 7: _____ _ 

REVlSION 6 ____ _ 

REVISION 5' 

REVISION 4-
REVISIOIJ 3 _____ _ 

REVISION 2' ___ ~ 

REVlSIOIi 1 ~OlL1L.-

OR:GINt.L DATE _--,O",6L/,,,,6L/'...,'_ 

DRAWlriG_.B1.l_oF __ 6 __ 

E}fffNO. 15 OF 16 



a 

...If-JO· J.8O.! oom~~_-~~INB ~ _______ _ _ _ 
IUf]N.IBI..[ IJt.\SIJIDIOIT PER we IIJ.0210.(I.2(A) 

124'-6" 

44'-6" 

12 ,.-

lao 

60'-0' 

K+-----~----+_- d~~~~rtJ 

5 YOUTH CENTER GROUND LEVEL PLAN 
A2.3 SCALE: 1/16"ml'- 0" (11,700 GSf) 

- ----------------,,~ 

"f-i>' '''<\> 

6 YOUTH CENTER UPPER LEVEL PLAN 
A2.3 SCALE: 1/16". 1'-0" (2,140 GSf) 

MAX'MlIM PfBI.lm£Q STRUCD lBf HEIGHT prB ,pc 1310JU IS ;m' 0 " 

+ 71.J3' A'.lSl 0 T.O. ROOF 
+41.5' AMSL 0 EXlSTIlIG GRADE 
8ElOW 

+71'-4' A.M.S.L 
+28'-4" AFF" 

I' 
SLOPE Dr, 
1 3/4: 12 

7 YOUTH CENTER ROOF PLAN 
A2.3 SCALE: 1/16"a l'-0" 

+16'-0' AIT 

49.0' AMSL 
HIGHEST GR.AOE 
AT STRUCTURE 

FlIllSH flOOR .. 43.0' A},ISL rm 

\ 

ATTACHMENT 7 

LEGEND: 
EXTERIOR STOllE 

EXTERIOR CEMEtIT ?tASTER WI SMOOTH 
lRO'n'D.. FHliSH & UtTECfW... COlOR 

GlAZJIlG 

OTIIIIIJ SEm I~ETAL Roor 

PREPARED BY: 

PROJECT 
LOCATION 

tIAME: HYNDMAN &. HYNDMAN ARCHlTECTURE 
AnN: DENNIS HYNDMAN 

ADDRESS: 1967 NORTH COAST H\W 101 

ENCINITAS CA 92024 

PHONE 1:(760) 634 0285 

PROJECT ADDRESS: 

13925 EL CAt.IINO REAL 

SAN DIEGO CA 92130 

PROJECT NAME: 

51. JOHN GARABED ARI.\ENIAN CHURCH 

SHEET TITLE: 

YOUTH CENTER PLANS & ELEVAnONS 

lA' L 

- .......... . 

REVISION 14: ___ _ _ _ 

REVlSIOil 13: _____ _ 

REVlSrOtI 12: _____ _ 

REVISIOII 11: _____ _ 
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CARMEL VALLEY COMMUNITY PLANNING BOARD 
Attn: Allen Kashan i, CVCPB Secretary 

13400 Sabre Springs Pkwy, Ste. 200 
San Diego CA 92128 

858-794-25711 Fax: 858-794-2599 

October 3, 2014 

John S. Fisher, Project Manager 
City of San Diego 
Development Services Department 
1222 First Ave. 
San Diego, CA 92101 -4 154 

Re: St. John Garabed Church 

Dear John : 

ATTACHMENT 13 

The Carmel Valley Community Planning Board considered the St. John Garabed church on 
September 25, 2014. The CVCPB voted to support the project 6-4 as follows: 

Christian Clews made a motion to support the project as presented and was seconded by 
Victor Manoushakian. 

Chair White indicated that he would support the motion if the applicant agreed to look at 
everything possible to avoid the encroachment of the youth center into the open space 
setback. The applicant agreed to th is, and would consider it as long as it did not impact 
fire safety, parking, or other proposed buildings/featu res on site. This was added to the 
motion. 

The motion passed 6-4. 

Sincerely, 
Car Valley Community Planning Board 

cc: Sherri Lightner, Councilmember, District 1 



Attachment 9 

RESOLUTION NUMBER R- ___ _ 

ADOPTED ON OCTOBER 30,2014 

WHEREAS, on June 16,2014 the Board of Trustees of the Saint Jolm Gat·abed 

Armenian Apostolic Church Trust Fund, submitted an application to Development Services 

Department for a Conditional Use Permit, Site Development Permit, Planned Development 

Permit, MHPA Boundary Line Adjustment, and Coastal Development Permit for the Saint John 

Gat·abed Church Project (Project); and 

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

Commission of the City of San Diego; and 

WHEREAS, the issue was heard by the Planning Commission on October 30, 201 4 and 

WHEREAS, the Planning Commission considered the issues discussed in Environmental 

Impact RepOli No. 240283 SCH No. 2013071043 (Report) prepared for this Project; NOW 

THEREFORE, 

BE IT RESOLVED, by the Planning Commission that it is celiified that the RepOli has 

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

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

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

RepOli reflects the independent judgment ofthe City of San Diego as Lead Agency and that the 

information contained in said RepOli, together with any comments received dUling the public 

review process, has been reviewed and considered by the Planning Commission in connection 

with the approval ofthe Project. 

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

Guidelines Section 15091, the Planning Commission 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 Planning Commission hereby adopts the Statement of Oveniding Considerations with respect 

to the Project, which is attached hereto as Exhibit B. 

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

Commission hereby adopts the Mitigation Monitoring and RepOliing Program, or alterations to 
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implement the changes to the Project as required by this Planning Commission in order to 

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

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

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

of the Development Services Department, 1222 First Avenue, San Diego, CA 92101 

BE IT FURTHER RESOLVED, that Development Services Department is directed to file 

a Notice of Detennination with the Clerk of the Board of Supervisors for the County of San 

Diego regarding the Project. 

APPROVED: 

John Fisher 
Development Project 

ATT ACHMENT(S): Exhibit A, Findings 
Exhibit B, Statement of Overriding Considerations 
Exhibit C, Mitigation Monitoring and RepOliing Program 
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Exhibit A 

CANDIDATE FINDINGS OF FACT AND 
STATElvIENT OF OVERRIDING CONSIDERATIONS REGARDING 

FINAL ENVIRONlvIENTAL IMP ACT REPORT 
FOR THE ST. JOHN GARABED 

G-IURG-I PROJECT 

City of San Diego Project No. 240283 
SCH. No. 2013071043 
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I. 
INTRODUCTION 

A. Findings of Fact and Statement of Overriding Considerations 

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

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

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

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

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

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

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

(d) When making the findings required in subdivision (a)(1) , the agency shall also adopt a 
program for reporting on or monitoring the changes which it has either required in the 
project or made a condition of approval to avoid or substantially lessen significant 
environmental effects. These measures must be fully enforceable through permit 
conditions, agreements, or other measures. 

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

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

The "changes or alterations" referred to in Section 15091(a)(1) above, that are required in, or 
incorporated into, the project which mitigate or avoid the significant environmental effects of the 
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project, may include a wide variety of measures or actions as set forth in Guidelines Section 15370, 
including: 

(a) Avoiding the impact altogether by not taking a certain action or parts of an action. 

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

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

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

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

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

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

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

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

I-laving received, reviewed and considered the Final Environmental Impact Report for the 
Conditional Use Permit (CUP), Site Development Permit (SDP) , Planned Development Permit 
(PDP), Coastal Development Permit (CDP) , and Multi-I-labitat Planning Area (1v1HPA) Boundary 
Line Adjustment for the St. John Garabed Church Project, State Clearinghouse No. 2013071043 
(Final EIR), as well as all other information in the record of proceedings on this matter, the 
following Findings of Fact and Statement of Overriding Considerations (Findings) are hereby 

ladopted by the Oty of San Diego (Oty) in its capacity as the CEQA Lead Agency. These Findings 
set forth the environmental basis for current and subsequent discretionary actions to be undertaken 
by the Oty and responsible agencies for the implementation of the proposed project. 

The following Findings and Statement of Overriding Considerations have been submitted by 
the project as candidate findings to be made by the decision-making body. The Environmental 
Analysis Section does not recommend that the discretionary body either adopt or reject these 
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findings. They are attached to allow readers of this report an opportunity to review the applicant's 
position on this matter. 

B. Record of Proceedings 

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

• The Notice of Preparation (NOP), dated July 12, 2013, and all other public notices issued by 
the City in conjunction with the proposed project; 

• The Final EIR for the proposed project; 

• The Draft EIR, circulated for public review between February 28, 2014 and April 15, 2014; 

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

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

• The Mitigation Monitoring and Reporting Program (MMRP); 

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

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

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

• Any documents expressly cited in these Findings; and 

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

C. Custodian and Location of Records 

The documents and other materials which constitute the administrative record for the City's 
actions related to the project are located at the City of San Diego, Development Services Center, 
1222 First Avenue, Fifth Floor, San Diego, CA 92101. The City Development Services Center is the 

I custodian of the administrative record for the project. Copies of these documents, which constitute 
the record of proceedings, are and at all relevant times have been and will be available upon request 
at the offices of the City Development Services Center. This information is provided in compliance 
with Public Resources Code Section 21081.6(a) (2) and Guidelines Section 15091(e) . 



Attachment 9 

PROJECT SU1v1MARY 
A. Project Location 

The regional and local setting of the project is discussed in Section 2.0, Environmental 
Setting, of the Final EIR The proposed St. John Garabed Church Project is located within the 
northwestern comer of the City of San Diego, within the northwestern extent of the North City 
Future Urbanizing Area (NCFUA) Framework Plan boundary. The project site consists of 
Assessor's Parcel Numbers (APNs) 304-020-180, 304-020-240, and 304-020-250, and is located 
along El Camino Real between Sea Country Lane and Via de la Valle. The site is approximately 0.7 
miles east of Interstate 5 (1-5) and approximately 2 miles east of the coastline. The project site is 
bordered by open space to the north and east, residential uses to the south, and an existing church 
(Evangelical Formosan) to the west. 

B. Project Bacl{ground 

Thirty-five years ago, a small number of Armenian families in San Diego purchased an 
existing structure to function as a church. Wherever small pockets of Armenian people have 
settled, they have established their iconic church in order to retain their religion, culture, history, 
and traditions. The St. John Garabed Church congregation has now grown beyond the capacity 
of their current facilities located at 4473 30th Street, San Diego. The existing church facilities do 
not represent traditional Armenian Church architecture, and the existing site's size limits the 
level of associated services and activities that the Armenian Church can provide to the 
community. In November 2008, the congregation began planning for the new church facilities 
that would follow Armenian tradition at the proposed project site. Traditional Armenian Church 
architectural features include: 

• a pointed conical or semi-conical radially segmented dome or cupola, reminiscent of the volcanic 
cone of Greater Ararat, which is mounted above a vaulted ceiling on a cylindrical drum; 

• the vertical emphas is on the whole structure (where height exceeds length) ; 

• tall narrow windows that vertically reinforced the height; 

• composition almost entirely of stone; 

• heavy use of tall structural arches; and 

• roofs intersecting to support the dome. 

C. Project Description 

The St. John Garabed Church community is requesting approvals to proceed with 
constructing a new church and accessory buildings on a 13 .41-acre site in the northwestern comer of . 
the City of San Diego. The multi-phase project consists of: 

• a 8,740 square-foot (sf) , 350-seat church; 
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• a 18,090 sf multi-pu1pose, two-story hall with a main assembly area of 6,200 sf to 
accommodate up to 500 persons in a banquet layout, and church offices; 

• a 11,010 sf two-story cultural and education facility that will include a cultural center and 10 
classrooms for Sunday school and religious instruction; and 

• a 13,840 sf youth center, which will include one indoor basketball court. 

All buildings will be consistent in architectural style and construction. The church's main 
roof line will be 50 feet high, with the exception of the church's dome and cross, which will extend 
by an additional 43 feet, for a maximum height of 93 feet high. The multi-pu1pose hall will have a 
maximum roof line of 40 feet. The cultural and educational facility will have a maximum height of 
28.5 feet, and the youth center will have a maximum height of 28.3 feet. 

The project also includes a short access driveway, 175 associated surface parking spaces (a 
minimum of 165 parking spaces are required to meet peak parking demand), onsite landscaping, and 
restoration of environmentally sensitive lands on the site that are designated as within the City of 
San Diego 1vIHP A The project includes an adjustment to the 1vIHP A boundary in order to meet the 
project objectives. The project applicant has worked with the City and the Wildlife Agencies to 
provide the best design of the project in an effort to meet the objectives of the project while still 
meeting the requirements of the MSCY. 

The project includes a landscape plan that specifies the planting of native shrubs and 
groundcover, grasses, lawn, evergreen accent trees, large and small canopy trees, and vines, as well as 
some non-invasive exotic species that are relevant to the history of the Armenian Church. 

The applicant has inco1porated project design features and construction measures into 
the project to reduce the potential for environmental effects. Construction would be performed 
by qualified contractors, and contract documents, plans, and specifications would incorporate 
stipulations regarding standard legal requirements and acceptable construction practices, 
including, but not limited to, traffic control during construction activities, noise, geologic 
conditions, drainage and water quality improvements, water quality protection and erosion and 
sedimentation control, construction-related solid waste, and water supply. The project would be 
designed in accordance with the State of California Building Code and City of San Diego 
Municipal Code requirements. These measures are included in Table 3-1, Summary of Project 
Design Features and Construction Measures, and are referenced throughout the impact 
discussions in Chapter 5.0, Environmental Analysis, of the Final ElR. These project design 
features and construction measures will be made conditions of project approval. 

Table 1 
Summary of Project Design Features and Construction Measures 

Subject Area Design Feature or Construction Measure 
Traffic Control The applicant would prepare a traffic control plan that would specifically address construction traffic within the 
During Construction City's public rights-of-way, satisfactory to the City Engineer. The traffic control plan would include provisions for 
Activities construction times, control plans for allowance of biCYClists, pedestrians, and bus access throughout construction. 

This traffic control plan would also include provisions to ensure emergency vehicle passage at all times. 

Traffic Acceleration To allow traffic coming out of the church to build up speed and merge into the travel lanes safely, the project 



Subject Area 
along EI Camino 
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Biological 
Restoration in 
Gonzales Canyon 

Biological 
Restoration in 
isolated area west of 
project site driveway 
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I Fire Protection 
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Table 1 
Summary of Project Design Features and Construction Measures 

Design Feature or Construction Measure 
will provide a 960' acceleration lane going northbound on EI Camino Real. Additionally, a 140' right turn pocket 
lane at the project driveway entrance will be provided. 
The applicant will restore 1.76 acres of disturbed habitat in Gonzales Canyon to compensate for the proposed 
project's MSCP boundary line adjustment which will allow for 0.88 acre of development within the existing 
MSCP boundary. Restoration will be in accordance with the Conceptual Restoration Plan for the Sf. John 
Garabed Church Project, which has been reviewed and approved by the Wildlife Agencies, and will require the 
creation of 0.41 acre of wetland habitat and restoration of 1.35 acre of transitional upland/upland buffer, as well 
as an additional enhancement of 0.19 acre of un vegetated swale (non-wetland Waters of the U.S.) for a total 
restoration area of 1.95 acre. 
A 0.05-acre disturbed area within the MHPA that is west of the project access driveway will be revegetated with 
coastal sage scrub species. Though the project does not propose impacting this area, revegetation of this area 
is proposed in order to provide a uniform vegetation within the adjacent MHPA to the west. 

The proposed structures will feature either an exterior stone finish or a smooth trowel exterior cement plaster 
finish that would display earth-tone colors which would tend to recede into the background landscape with 
distance. The buildings will feature concrete tile roofs and seam metal roofs (atop the youth center). 

The project includes a landscape plan that specifies the planting of native shrubs and groundcover, grasses, 
lawn, evergreen accent trees, large and small canopy trees, and vines, as well as some non-invasive exotic 
species that are relevant to the history of the Armenian Church. High water use plants will be limited to no more 
than 10% of the total developed landscaped area. 

The project will include lighting for pedestrian and vehicular safety and for security which will be directed 
downward and will be shielded to prevent spillover and glare to sensitive land uses and urban sky glow. 
Lighting will also include vandal resistant features. The proposed cross atop the church dome would also be lit 
and would comply with applicable outdoor lighting regulations concerning hours of operation. 

Signage on the site will be designed to be harmonious with the project design and will be incorporated 
throughout the site to provide adequate and clear direction for pedestrian and vehicular circulation. 

Prior to grading permit issuance, the applicant shall ensure that: 
.. All construction equipment, fixed or mobile, shall be equipped with properly operating and 

maintained muffiers. 
.. Construction noise reduction methods, such as shutting off idling equipment, installing temporary acoustic 

barriers around stationary construction noise sources, maximizing the distance between construction 
equipment staging areas and occupied residential areas, and use of electric air compressors and similar 
power tools, rather than diesel equipment, shall be used. 

<I> During construction, stationary construction equipment shall be placed such that emitted noise is directed 
away from or shielded from sensitive noise receivers. 

<I> During construction, stockpiling and vehicle staging areas shall be located as far as practical from noise­
sensitive receptors. 

.. The project shall limit grading activities to the hours of 7:00 a.m. to 5:00 p.m. Monday through Friday. 

The project includes the following features to reduce the risk of fire at the site: 
.. The project will fund ongoing, maintenance and inspections of brush management zones and other fire 

protection features as described in the Fire Fuel Load Model Report for the St. John Garabed Project 
prepared by Dudek in October 2012 and included as Appendix H of this EIR 

<I> The project site's structures are designed according to latest ignition-resistant codes for designated high 
fire severity zones, including reduced occurrence of windows and other openings, and interior sprinklers in 
all occupancies, significantly reducing the potential for ember penetration and interior fire, the leading 
causes for structure loss from wildfires 
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Table 1 
Summary of Proj ect Design Features and Construction Measures 

Subject Area Design Feature or Construction Measure 

• The project is designed to enable fire apparatus and emergency vehicle access via dedicated and 
maintained roads 

• The project will provide consistent water capacity, delivery and availability in accordance with all 
applicable code requirements 

Solid Waste The project applicant will implement the project-specific Conceptual Waste Management Plan for the St. John 
Garabed Armenian Church included in Appendix J of this EIR. The Waste Management Plan documents the 
project's solid waste handling, disposal, and recycl ing procedures during both construction and occupancy 
phases. 

D. Discretionary Actions 

For the St. John Garabed Church Project, the following discretionary actions are required: 

Conditional Use Permit (CUP) - The CUP is required to allow for development of a church and 
accessory facilities on the on the AR-l-l zoned project site. 
Multi-Habitat Planning Area Boundal'Y Line Adjustment - The NIHP A boundary line 
adjustment is required to allow for 0.88 acre of development within the existing NISCP boundary. The 
boundary line adjustment was approved by the Wildlife Agencies on February 12, 2014. As part of the 
boundary line adjustment the project will need to implement the Conceptual Restoration Plan which 
will res tore 1.76-acres of wetland, upland buffer, and unvegetated swale on the eastern portion of the 
site in Gonzales Omyon. Overall, the project proposes to develop 4.23 acres of unvegetated upland 
on the western portion of the 13 .41 acre site, and will contribute the remaining 9.18 acres of open 
space to the NIHP A. 
Site Development Pel'mit (SDP) - The SDP is required for development on a site with 
Environmentally Sensitive Lands (82% of the property is within the NIHP A and 56% is in the 100-
year floodplain) . 
Planned Development Permit (PDP) - The PDP is required to allow for minor deviations from 
the base zone, Agricultural-Residential (AR- l -1), with respect to side yard setbacks (current minimum 
side yard setback is 20 feet) and rear yard setbacks (curre nt minimum rear yard setback is 25 feet). 

As described in Section 3.3, DiJcretiol/{/i)' A diollJ', of this EIR, review by the California Coastal 
Commission, a State agency, would also be required for the proposed project. 

Coastal Development Permit (CDP) - The CDP is required because the project 
site is located within a deferral area and therefo re requires approval from the 
California Coastal Commission. 

E. Statement of Project Purpose and Objectives 

Project Purpose 

The congregation's goal is to build a new church in the Armenian tradition using the very 
specific architectural style, as well as provide adequate facilities for associated church activities, 
where the Armenian religion, culture, history, and traditions will be preserved and passed down for 
generations to come . 
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Project Objectives 
The project objectives associated with the St. John Garabed Church Project are as follows: 

ID Provide an appropriate and meaningful place of worship that honors the 
Armenian Church's 1,700-year-old culture and traditions, including the Church's 
traditional architecture; 

@ Provide adequate facilities to allow the Armenian Church to host related social 
activities such as weddings and significant religious feasts consistent with the 
Armenian Church's rich cultural heritage; 

e Provide adequate facilities to accommodate religious activities and administrative 
functions of the Armenian Church; and 

It Provide adequate recreational facilities for the Armenian Church's youth who engage 
in the Armenian Christian Youth Organization, and teen groups with chapters 
around the world. 
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II. 
ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION 

The City determined that the proposed project may have a significant effect on the 
environment and that an EIR should be prepared to analyze the potential impacts associated with 
approval and implementation of the proposed project. In accordance with CEQA Guidelines 
Section 15082(a), a Notice of Preparation (NOP), dated July 12, 2013, was prepared for the project 
and distributed to all Responsible and Trustee Agencies, as well as other agencies and members of 
the public who may have an interest in the project. The purpose of the NOP was to solicit 
comments on the scope and analysis to be included in the EIR for the proposed St. John Garabed 
Church Project. A copy of the NOP and letters received during its review are included as Appendix 
A to the EIR Based on an initial review of the project and comments received, the City of San 
Diego determined that the EIR for the proposed project should address the following 
environmental issues: land use, agricultural resources, air quality and odor, biological resources, 
greenhouse gas emissions, historical resources, and paleontological resources; transportation! 
circulation and parking, visual effects and neighborhood character, and cumulative effects. 

The Draft EIR for the proposed project was then prepared and circulated for review and 
comment by the public, agencies and organizations for a 45-day public review period that began on 
February 28,2014. A Notice of Completion (NOC) and copies of the EIR and technical appendices 
were provided to the State Clearinghouse, Office of Planning and Research (Srn No. 2010091079) 
and local and regional responsible agencies, and other interested parties on July 12,2013. A notice of 
availability of the Draft EIR for review was mailed to residents in the vicinity of the project site and 
non- residential property owners expressing an interest in the project. The notice of availability was 
also filed with the City Clerk and posted in the San Diego Daily Transcript, and posted on the City 
of San Diego's website .. 

As noted, the public comment period on the Draft EIR concluded on April 15, 2014. 
The City received six letters of comment on the proposed project. The City prepared responses 
to those comments, which are incorporated into the Final EIR On October 30, 2014 the City of 
San Diego Planning Commission held a public hearing and recommended to the San Diego City 
Council approval of the project and certification of the Final EIR On [date], the CitY Council 
held a public hearing to consider the project and voted to certify the Final EIR, adopt these 
findings of fact, and the accompanying Statement of Overriding Considerations, and approve 
the St. John Garabed Church Project. 
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III. 
GENERAL FINDINGS 

The City hereby finds as follows: 

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

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

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

• The City of San Diego's review of the Draft EIR and the Final EIR is based upon 
CEQA, the CEQA Guidelines, and the City of San Diego California Environmental 
Quality Act Significance Determination Thresholds - Development Services 
Department Qanuary 201 1) (CEQA Significance Determination Thresholds). 

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

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

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

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

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

11 The responses to the comments on the Draft EIR, which are contained in the Final 
EIR, clarify and amplify the analysis in the Draft EIR; 

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

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

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

Section 5.0 of the Final EIR presents the E IIIJiroll l1lel1ta/ A lla9wJ' of the proposed project. 
Based on the analysis contained in Section 5.0 of the Final EIR, the Final EIR concludes that the 
proposed St. John Garabed Church Project will have no significant impacts and require no 
mitigation with respect to the following issues: 

• Agricultural Resources 

• Air Quality and Odor 

~ Greenhouse Gas Emissions 

• Transportation! Circulation and Parking 

Section 7.0 of the Final EIR presents the EjfedJ Not FOl/lld To Be Sigllijiwllt of the proposed 
project. Based on the discussion contained in Section 7.0 of the Final EIR, the Final EIR concludes 
that the proposed St. John Garabed Church Project will not result in any potential environmental 
effects with respect to the following issues and, therefore, no detailed analysis of such effects is 
included in the Final EIR: 

• Energy 

• Geologic Conditions 

• Health and Safety 

• Hydrology/Water Quality 

• Mineral Resources 

• Noise 

• Population and Housing 

• Public Services and Facilities 

• Public Utilities 

Based on the analys is contained in Section 5.0 of the Final EIR, potentially significant 
impacts of the proposed project will be mitigated to below a level of significance with 
respect to the following issues: 

• Land Use 

• Biological Resources 

• Historical Resources 

• Paleontological Resources 

No feasib le mitigation measures are available to reduce unpacts to below a level of 
significance for the fo llowing issues: 
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e Visual Effects and Neighborhood Character 



Attaclunent 9 

V. 
FINDINGS REGARDING IMPACTS 

A. Land Use 

Environmental Impact: The project site is located within the Multiple Species 
Conservation Program (MSa) and is within the lvIHPA "hard line" preserve boundary. The project 
proposes a boundary adjustment of the lvIHP A, which has been approved by the Wildlife Agencies. 
Additionally, development of the project would result in direct temporary impacts to 0.08 acre of 
disturbed land and 0.02 acre of Coastal Sage Scrub habitat. The combined 0.10 acre of temporary 
direct impacts would occur within the lvIHP A with the boundary line adjustment approval, and are 
considered to be a significant impact. Additionally, potential short-term and long-term indirect 
impacts on vegetation and sensitive plant and animal species within the lvIHP A could occur and 
would be considered significant. Such indirect impacts to sensitive species within the lvIHP A could 
result from possible noise, drainage, toxics, lighting and invasive species at the proposed 
development site. 

Finding: The project would potentially result in significant impacts with the MSa and 
lvIHP A These impacts are considered significant but mitigable. 

Facts in Support of Finding: Section 5.1 of the Final EIR, incorporated herein by 
reference, describes the project's impacts on the MSa and lvIHP A An MSa BOlmdary Line 
Adjustment and Functional Equivalency Analysis was conducted for the project, which is an analysis 
of the effects of a project on long- term conservation of biological resources. As part of the Oty's 
approval of the boundary line adjustment and per the O ty Biology Guidelines, Tbe COI/ceptl/o! ReJtomtiol/ 
Plol/ Jor tbe St. Jol}1/ Combed Cblllrb Projed, 5011 Diego, Calijomio, Prqjed N umber 240283; SA P N o. 24001840 
has been prepared that identifies the goals, success criteria, plant palettes, and planting and monitoring 
requirements . Restoration of 1.76 acres of upland, wetland and transitional wetland habitat and 
enhancement of 0.19 acre of waters of the U.S. within lvIHP A lands in Gonzales Canyon is proposed 
at a 2:1 ratio as compensation for the 0.88 acres impacted by the N1HP A boundary line adjustment. 
Restoration includes the creation (re-establishment) and enhancement (rehabilitation) of wetlands and 
the creation of a surrounding uplands/transitional upland buffer from existing disturbed habitat and 
tamarisk scrub. In conclusion, the functional equivalency analysis determined that proposed 
boundary adjustment provides for increased habitat acreage within the lvIHP A by restoring or 
enhancing a total of 1.76 acres of wetlands and upland/wetland transitional buffer. The primary goal 
of the restoration plan is to increase wildlife value through the introduction of native upland and 
wetland cover suitable for nesting foraging and breeding by native wildlife species. The 
encroachments would consist entirely of disturbed land on the mesa top and would not affect the 

lon-site wildlife movement, management, protection of biological resources, preserve configuration, 
or species diversity. All of these factors are a benefit to the function of the lvIHP A thus it will result 
in functional equivalency or actual improvement of the N1HP A Hence, the biological value of the 
proposed lvIHP A boundary adjustment is generally higher than the existing lvIHP A As a result, the 
proposed N1HP A boundary adjustment meets the requirements of the MSa Subregional Plan for 
adjustments to the boundary of the lvIHP A under the" like or equivalent" exchange concept. 
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With implementation of the proposed Conceptual Restoration Plan and the :MHP A 
boundary line adjustment, as well as Mitigation Measure LU-1(revegetation of temporarily impacted 
0.10 acre area) and LU-2 (consistency with :MHPA land use adjacency guidelines, including 
preconstruction surveys for California Gnatcatcher), the project will be consistent with the City of 
San Diego MSCJ> and impacts would be less than significant. 

Reference: Final EIR Final EIR § 5.1. 

B. Biological Resources 

Environmental Impact: Development of the project would result in direct temporary 
impacts to 0.08 acre of disturbed land and 0.02 acre of Coastal Sage Scrub habitat. The combined 
0.10 acre of temporary direct impacts would occur within the :MHP A and are considered to be a 
significant impact. 

The California homed lark, as well as other ground nesting birds protected under the 
Migratory Bird Treaty Act (MBTA) could be present on the site during the breeding season. 
Significant direct impacts to the California homed lark and other ground nesting birds could occur if 
such birds are disturbed by construction related activities during nesting season. 

The northeastern portion of the site includes a portion of Gonzales Canyon, which is 
considered a major habitat linkage/wildlife corridor in the MSCJ>. Wildlife movement has been 
documented within both the onsite and offsite portions of Gonzales Canyon. The project is 
proposing to develop 4.23 acres of the site, which exceeds the maximum allowable development of 
the site under the MSCJ> by 0.88 acres. 

Adverse "edge effects" may be short-term in nature, related to construction, or long-term in 
nature, associated with development in proximity to biological resources within natural open space. 
For the project, it is assumed that the potential indirect impacts resulting from construction activities 
include dust, noise, and general human presence that may temporarily disrupt species and habitat 
vitality and construction-related soil erosion and runoff. 

Finding: The project would result in significant impacts to land within the 1vIHP A, 
nesting birds, and the MSCJ> boundary. The project would also result in adverse" edge effects" 
that could significantly impact biological resources. All impacts to biological resources would be 
significant but rnitigable. 

Facts in Support of Finding: Section 5.4 of the Final EIR discusses impacts to biological 
resources and is incorporated by reference. Of the 13.41 acre property, 11.06 acres or 82% of the site is 

I designated :MHP A The remaining 2.35 acres are outside of the 1v1HP A In accordance with the 
MSCJ>, a total of 25% development is allowed for a property when more than that is designated as 
1v1HPA Thus, 3.35 acres of development is allowed on the site under the MSCJ> and would not 
require an 1v1HP A boundary adjustment. Tracks of various wildlife species and observations of 
mammals and reptiles have been documented within the area designated for restoration in the 
Conceptual Restoration Plan for the St. John Garabed Church Project. No development is proposed 
to occur within this habitat linkage, as the development is proposed to occur on the mesa top 
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located over 400 feet to the southwest of Gonzales Canyon. As part of the project, the applicant will 
restore 1.76 acres of disturbed habitat in Gonzales Canyon to compensate for the project's MSa> 
boundary line adjustment which will allow for 0.88 acre of development within the existing :MHP A 
Restoration will be in accordance with the Conceptual Restoration Plan for the St. John Garabed 
Church Project, which has been approved by the Wildlife Agencies, and will require the creation of 
1.64 acres of wetland habitat and restoration of 0.12 acre of transitional upland/wetland buffer, as 
well as an additional enhancement of 0.19 acre of unvegetated swale (non-wetland Waters of the 
U.S.) for a total restoration area of 1.95 acre with Gonzales Canyon. The location of the proposed 
mitigation is described in the Conceptual Restoration Plan for the St. John Garabed Church Project. 
Providing both wildlife cover as well as vegetation within which wildlife species, especially birds, will 
forage will provide opportunities for nesting, foraging, and roosting. Cover will provide 
opportunities for movement for terrestrial species that are more elusive. With implementation of the 
Conceptual Restoration Plan for the St. John Garabed Church Project the proposed :MHP A 
boundary adjustment meets the requirements of the MSa> Subregional Plan for adjustments to the 
boundary of the :MHP A under the "like or equivalent" exchange concept and the direct permanent 
impacts to the 1vII-ICP would be less than significant. Therefore, the project would have a beneficial 
impact on the habitat linkage within Gonzales Canyon. 

The project has prepared many iterations of the driveway design and location, site plan and 
configuration of buildings and impact area, and options for the boundary line adjustment, all of 
which have been shared with the City and Wildlife Agencies. The current proposed driveway design 
is placed at the location that is the shortest, least impactive and closest to existing development. It is 
on the mesa top so it is not within Gonzales Canyon and will not interfere with the wildlife 
movement in the Canyon. 

All project grading will be subject to the typical restrictions (e.g., BMPs) and requirements that 
address erosion and runoff, including the federal dean Water Act, National Pollutant Discharge 
Elimination System (NPDES), and preparation of a Stormwater Pollution Prevention Plan (SWPPP). 

Potential long-term indirect impacts on vegetation and sensitive plant and animal species 
could include trampling by humans traveling off-trail, invasion by exotic plants and animals, 
exposure to urban pollutants (fertilizers, pesticides, herbicides, and other hazardous materials), soil 
erosion, and hydrological changes (e.g., surface and groundwater level and quality). These potential 
impacts are considered to be significant, but would be mitigated to a less than significant level 
following incorporation of the mitigation measures listed below. 

Mitigation Measure LU-1 (refer to Section 5.1.14) shall be implemented to reduce impacts to 
0.08 acre of disturbed land and 0.02 acre of Coastal Sage Scrub habitat within the :MHP A boundary 

I by requiring that these areas be revegetated with coastal sage scrub. With mitigation implemented 
impacts are considered less than significant. 

Mitigation Measure LU-2 (refer to Section 5.1.14) shall be implemented to reduce potential 
long-term indirect impacts on vegetation and sensitive plant and animal species in the :MHP A by 
requiring that the project incorporate several features directing potential impacts away from the 
:MHP A, use native plants on the site, limit construction noise . With mitigation implemented 
potential impacts on sensitive species within the :MHP A would be below a level of significance. 
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Additionally, Mitigation Measure BIO-l shall be implemented to reduce potential impacts to 
ground nesting birds protected under the .META that may be on the site during nesting season to 
below a level of significance 

Reference: Final EIR § 5.4. 
C. Historical Resources and Paleontological Resources 

Environmental Impact: In the event that an unknown, intact archaeological material or 
burial-related items are encountered during project constmction, the potential disturbance to 
the site would be a potentially significant impact. Additionally, as excavation may disturb 
previously unrecorded paleontological material, these impacts may be significant in the 
absence of the proper mitigation. 

Finding: All potentially significant impacts to unknown cultural, historical, archaeological, 
and paleontological resources would be mitigable. 

Facts in Support of Finding: Section 5.6 of the Final EIR, which discusses impacts to 
historical resources, is herein incorporated by reference. Development within the planned work 
areas for, both the church site and the restoration site in Gonzalez Canyon, will directly impact 
one known historical resource (CA-SDI-20031). No other known historic resources exist within 
the proposed disturbance footprint. Additionally, there are no stmctures on the site, and 
therefore the project would not impact any historic buildings or stmctures. The prehistoric site 
that would be impacted by the project (CA-SDI-20031) is situated within the church complex 
foo tprint. Surface artifacts and subsurface deposits of cultural material have been identified 
through the Cultural Resources Survey Report and the Phase II. As documented in the Phme II, 
substantial past disturbances to the area surrounding CA-SDI-20031 have resulted in loss of 
spatial integrity of surface artifacts, and variably distributed, though somewhat intact, subsurface 
deposits. The density and variability of cultural material in this area is limited, possibly due to 
the severity of past disturbances . Based on these results, CA-SDI-20031 has been recommended 
not eligible for listing in the California Register of Historical Resources (CRHR) or local 
registers. The effects of the project on this resource is not considered a significant effect on the 
environment. Based on the NAHC search of the Sacred Lands File and the lack of responses from 
contacted Native American representatives and organizations that were listed by the NAHC, there 
are no identified impacts to existing religious or sacred uses within the area. No human remains have 
been identified within the project area. 

People coming to use the church and associated facilities at the site are not anticipated to 
loiter and spill over into the adjacent open space in part because it will remain undeveloped and 

;natural. The project layout would not encourage people to use or enter the adjacent open space. 
Though there are historical resource sites in the surrounding area of the project site, the project is 
not anticipated to result in significant indirect impacts to these resources . 

With implementation of Mitigation Measure CR-l , potential impacts to historical resources 
would be reduced to below a level of significance. 
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Section 5.7 of the Final EIR, which discusses impacts to paleontological resources, is herein 
incorporated by reference. The alluvial and slopewash deposit has been assigned a low paleontological 
sensitivity. Impacts to these areas will be less than significant. The Bay Point Formation has been 
assigned high paleontological resource sensitivity. As excavation may disturb previously unrecorded 
paleontological material, these impacts may be significant in the absence of the proper mitigation such as 
construction monitoring. Therefore, Mitigation Measure P ALE0-1 below is required and would ensure 
that impacts to paleontological resources would be less than significant. 

Reference: Final EIR § 5.6 and 5.7. 

D. Visual Effects and Neighborhood Character 

Environmental Impact: The height of the proposed church dome and cross would be 
approximately 50 feet taller than the approved steeple of the adjacent Evangelical FOlmosan Church 
and more than 70 feet taller than one- and two-story residential and equestrian development in the 
surrounding area. The proposed 93-foot tall dome and cross would be taller than surrounding 
development and would result in visible contrast, resulting in a substantial impact upon the existing 
neighborhood character of the area. 

Finding: As stated above, the project's proposed 93-foot tall dome and cross would be taller 
than surrounding development and would result in visible contrast. Due to the proposed height of the 
church dome and cross, impacts to visual effects and neighborhood character are considered 
significant and unavoidable, since there are no feasible mitigation measures that will mitigate the 
impact to below a level of significance, and that consideration of specific project objectives make 
infeasible the alternatives identified in the Final EIR As described in the Statement of Overriding 
O:msiderations, the Oty has determined that this impact is acceptable because of specific overriding 
considerations, and the rationale for why mitigation is not feasible is discussed below. 

Facts in Support of Finding: Section 5.9 of the Final EIR, incorporated herein by 
reference, describes the project's impacts on visual effects and neighborhood character. As discussed 
in the EIR, with setbacks the project would not exceed the allowed height or bull\: regulations . There 
is currently no single or common architectural theme in the project area, and therefore, the project 
would not have an architectural style or use building materials that would contrast with an existing 
architectural theme. The vertical form, bull\:, and tall scale of the proposed church, dome and cross 
and associated building would alter the views of the project site. However, implementation of the 
proposed landscape plan and more specifically, the introduction of canopy trees along the eastern 
project "terrace" would increase the natural color contrast at the site, partially screen proposed 
structures from view, and would tend to break up the mass, bull<: and scale of the project to an 

I extent. Additionally, as described in Table 3-1 of the EIR, the proposed buildings will feature either 
an exterior stone finish or a smooth trowel exterior cement plaster finish that would display earth­
tone colors which would tend to recede into the background landscape with distance. Therefore, 
though portions of the proposed church, specifically the dome and cross will be visible from 
adjacent properties, with landscaping and a pallet of natural building materials and colors the project 
would be located in a highly visible area but would not contrast with the overall character of the 
area. The project would not require more than 2,000 cubic yards of excavation or fill as the project 
would be built on an existing mesa top. Therefore, while the project would be located in a highly 
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visible area, the majority of the proposed buildings would not result in the use of materials or the 
introduction of an architectural style that would be incompatible with the overall character of the 
area. As stated above, the project's proposed 93-foot tall dome and cross would be taller than 
surrounding development and would result in impacts to visual effects and neighborhood character 
that the City considers to be significant and unavoidable, since there are no feasible mitigation 
measures that will mitigate the impact to below a level of significance. Armenian Church architecture 
places a strong emphasis on verticality that, on the St. John Garabed church project, would be 
expressed through the construction of the tall dome and cross elements. If the Citywere to require a 
reduced height of the proposed church dome and cross the project would not fulfill one of its main 
objectives, which is to "Provide an appropriate and meaningful place of worship that honors the 
Armenian Church's 1,700-year-old culture and traditions , including the Church's traditional 
architecture." A number of common characteristics distinguish Armenian churches from all others. 
First and foremost is the pointed dome, reminiscent of the volcanic cone of Greater Ararat. Then 
the vertical emphasis of the whole structure, in terms of height exceeding the length of the church. 
Additional landscaping beyond that included in the project landscaping plan would be unable to 
screen views of the proposed dome and cross and reduce the anticipated visual contrast with 
surrounding development. 

Reference: Final ErR § 5.9. 
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VI. 
FINDINGS REGARDING CHANGES OR ALTERATIONS THAT ARE WITHIN THE 

RESPONSIBILITY AND JURISDICTION OF ANOTHER PUBLIC AGENCY 

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



Attaclunent 9 

VII. 
FINDINGS REGARDING ALTERNATIVES 

In accordance with Section 15126.6(a) of the CEQA Guidelines, an EIR must contain a 
discussion of "a range of reasonable alternatives to a project, or the location of a project, which 
would feasibly attain most of the basic objectives of the project but would avoid or substantially 
lessen any of the significant effects of the project, and evaluate the comparative merits of the 
alternatives." Section 15126.6(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 State CEQA Guidelines, 
among the factors that may be taken into account when addressing the feasibility of alternatives are: 
(1) site suitability; (2) economic viability; (3) availability of infrastructure; (4) general plan 
consistency; (5) other plans or regulatory limitations; (6) jurisdictional boundaries; and (7) whether 
the proponent can reasonably acquire, control or otherwise have access to the alternative site . 

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

The alternatives presented and considered in the Final EIR constitute a reasonable range of 
alternatives necessary to permit a reasoned choice among the options available to the City and/ or 
the project proponent. Based upon the administrative record for the project, the City makes the 
following findings concerning the alternatives to the proposed project. 

A. Alternatives Considered and Rejected 

The following design alternatives were considered for the proposed project. These 
alternatives were rejected from further consideration because they fail to meet most of the project 
objectives and are considered infeasible. 

Off-Site Alternative Locations. Off-site alternative locations were considered as part of the 
,alternatives process. The key question and first step in analysis of the off-site location" is whether 
any of the significant effects of the project would be avoided or substantially lessened by putting the 
project in another location" (14 CCR 15126.6(f)(2)(A)) . Furthermore, the CEQA Guidelines states 
that "an EIR need not consider an alternative whose effect cannot be reasonably ascertained and 
whose implementation is remote and speculative" (14 CCR 15126.6(f)(3)). 

It should be noted that the availability of an alternative site does not in and of itself reduce 
impact potential. It is expected that developing a similar project would result in a similar array of 
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project impacts and would simply transfer this impact potential to areas surrounding the alternate 
site location. For these reasons, an off-site alternative location would not necessarily be preferred 
over the proposed project site. To meet the objectives of the project, an off-site alternative location 
would need to be: 

• sufficiently sized to accommodate the project and its proposed land uses, 

• located within the NCFUA Community Plan area, and 

• located along a mesa top overlooking a river valley, in keeping with the Armenian Church's 
1700-year-old culture and traditions. 

As discussed in Section 5.1, Land Use, alternative sites within NCFUA Community Plan are 
difficult to identify because the area is largely built out to the south or consists of undeveloped open 
space dedicated to habitat restoration and agriculture or agriculture-related uses. Few similarly sized, 
undeveloped parcels remain. The applicant does not currently own any similarly sized undeveloped 
parcels within the NCFUA Community Plan Area, and the applicant cannot reasonably acquire, 
control, or otherwise have access to a sufficiently sized alternative site within the community. 
Therefore, off-site alternative locations are not considered feasible. As such, off-site alternative 
locations have been eliminated from detailed consideration in this EIR. 

Alternative Site Access. Alternative access to the site was extensively considered in the 
initial project design process. The St. John Garabed Church attempted to negotiate an access route 
through the adjacent Formosan Church property and was denied. Therefore, the subject property is 
currently an isolated development area; the only access to the site is by crossing the MHP A 
According to the MSa, Section 1.4.2.5 "Local streets should not cross the lvIHPA except where 
needed to access isolated development areas." Though an alternate access route, consisting of a 
slightly shifted access road configuration was reviewed and considered, it resulted in increased 
temporary biological impacts to disturbed habitat and coastal sage scrub habitat within the MHP A, 
as well as an increased project footprint which would also result in an increase in potential impacts 
to potentially unknown historical and paleontological resources at the site. An access route that 
completely eliminated temporary impacts to coastal sage scrub was also eliminated because it 
resulted in an unsafe intersection with El Camino Real. Therefore, an alternative access alternative 
was not further considered in this analysis . 

Reduced Development Alternative. A reduced development alternative was considered as 
part of the alternatives process that would involve a reduction in the size of the proposed buildings or 
elimination of one or more of the proposed buildings with the goal of avoiding or substantially 
lessening one or more of the project's identified biological, historical, or paleontological impacts. 

' However, a reduced development alternative would not meet the project objectives as it would not 
provide for adequate facilities to serve the needs of the Church's community, including the Church, 
associated offices and classrooms, a hall for banquets, and a gymnasium The St. John Garabed 
Armenian Church congregation has now grown beyond the capacity of their current facilities located 
at 4473 30th Street, San Diego. The existing Armenian Church facilities do not represent traditional 
Armenian Church architecture, and the site's size limits the level of associated services and activities 
that the Armenian Church can provide to the community. The reduced development alternative would 
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result in the project not meeting the needs beyond which their current site provides the church's 
community. Therefore, the reduced development alternative was also not considered in this analysis. 

B. Alternatives Analyzed in Depth in the Final EIR 

The impacts of each alternative are analyzed in this section of the EIR The review of 
alternatives includes an evaluation to determine if any specific environmental characteristic would 
have an effect that is "JJlbJtalltialfy leJJ" than the proposed project. A significant effect is defined in 
Section 15382 of the CEQA Guidelines as "a JJfbJtalltia/, orpotelltiallY J1fbJtalltial, ad/Jene dJilllge ill ClII)I of 
tbe pl!yJiml COllditiOI/J lvitbill tbe area (!fleeted /:)1 tbe prqjeet." The potential significant impacts that apply to 
this project are: land use, biological resources, historical resources, paleontological resources, and 
visual effects and neighborhood character. 

Alternatives considered for the St. John Garabed Church Project, including a discussion of 
the "No Project" alternative, are addressed in detail in Section 9.0, Altemati/)eY. Relative to the 
requirement to address a "No Project" alternative, CEQA Guidelines Section 15126.6(e) states that: 

~/1) If/!II!II tbe pm/ed iJ the 1'I!/)iJiOll of (/// e.')::iJtil"g lalld me or n;glliato/)' pial!, poli~y or o/~goi/~g 

opemtioll, tiN! "110 pm/ect" al!el'llali!!c will be tbe COllli/lllCitioll of tbe e::\jJii;~ plall, polie), or 
opemlioll illto Ilieji!!Ifl'l!. 

(13) If the pro/ed iJ o!/7e}' tlWII C! la/ld IIJe or r~glll{/lolY plall, .FJI' e.\.'{l/JJple (/ depe/op!JJel/t projed Oil 

id/!lltijlC/ble proper/)!, Ibe "I/O pro/ed" allemalil)eiJthedn.lIIJIJIClIU.e III/da JPbic!J tbe pro/ed 
doeJ IlO! proceed. 

Alternatives to the St. John Garabed Church Project discussed in this EIR include the "No 
ProjectiNo Build Alternative" that is mandated by CEQA and the "Reduced Height Alternative" that 
was developed in the course of project planning and environmental review for the proposed project. 

Alternative 1- No Project/No Build Alternative. 

Description: Under the No ProjectlNo Build Alternative, the proposed project would not 
proceed. Instead, the project site would remain vacant. No impacts would occur to visual effects and 
neighborhood character. Additionally, no impacts would occur to land use, biological resources, 
historical resources or paleontological resources, and no restoration plan would be funded and 
implemented with Gonzales Canyon on the site. 

Finding: The City finds that the No ProjectlNo Build Alternative would not meet any of 
the project objectives as listed above and in Section 3.1.1. of the EIR, and is therefore infeasible. 

Public Resources Code § 21081(a)(3), Guidelines § lS091(a)(3). 
Facts in Support of Finding: The No Projectl No Build Alternative would not meet any 

of the project objectives. Specifically, this alternative would not provide an appropriate and 
meaningful place of worship that honors the Armenian Church's 1,700-year-old culture and 
traditions, including the Church's traditional architecture; would not provide adequate facilities to 
allow the Armenian Church to host related social activities such as weddings and significant religious 
feasts consistent with the Armenian Church's rich cultural heritage; would not provide adequate 
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facilities to acconunodate religions activities and administrative functions of the Armenian Church; 
and would not provide adequate recreational facilities for the Armenian Church's youth who engage 
in the Armenian Christian Youth Organization, and teen groups with chapters around the world. 

Therefore, No Project/Development Under Existing Approvals Alternative is infeasible. 

Reference: Final EIR § 9.6.1 

Alternative 2 - Reduced Height Alternative. 

Description: Under the Reduced Height Alternative, the project would be built as desClibed in Section 3.0 Project 
Description; however, the maxirmun building height of all structures would be 45 feet above grade. This change wOLJd mean 
that the main church building wOLJd extend 5 feet above the next highest building, the multi-purpose hall. Under this 
alternative, the main church building wOLJd also not have a dome and cross, as these features wOLJd otherwise extend above 
the 45-foot height limit. 

Finding: The City finds that the Reduced Height Alternative would meet some, but not 
all of the project objectives, including one of the main project objectives which is to develop a 
religious structure that is consistent with the historical architecture of Armenian Churches, and 
is therefore, infeasible. 

Public Resources Code § 21081(a)(3), Guidelines § 1509 1 (a) (3) . 
Facts in Support of Finding: With the reduction in maximum building height of 45 feet 

above grade the proposed church would not include the dome and cross, the architectural features 
that distinguish the building as an iconic Armenian Church. Armenian Church architecture places a 
strong emphasis on verticality [Isn't there a horizontal vs. vertical standard we could refer to here?] 
????that, on the St. John Garabed church project, would be expressed through the construction of 
the tall dome and cross elements . The reduced height alternative also would not achieve the need fo r 
a pointed or semi-conical radially segmented dome or cupola, which is mounted above a vaulted 
ceiling on a cylindrical drum reminiscent of the volcanic cone of Greater Ararat. Under this 
alternative the project would not fulfill one of its main objectives, which is to "Provide an 
appropriate and meaningful place of worship that honors the Armenian Church's 1,700-year-old 
culture and traditions, including the Church's traditional architecture." The Reduced Height 
Alternative would result in development of church facilities similar in style to the project applicant's 
existing church facilities, which do not represent traditional Armenian Church architecture. 
Therefore, the Reduced Height Alternative is infeasible. 

Reference: Final EIR § 9.6.2 
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VIII. 
ENVIRONMENTAL ISSUES DETERMINED 

NOT TO BE POTENTIALLY AFFECTED BY THE PROJECT 

The City detennined that the environmental analysis contained in the Final EIR for 
agricultural resources, air quality and odor, greenhouse gas emissions, and transportation! 
circulation and parking had "no impact" or had a "less than significant impact," and, therefore, will 
not warrant further consideration in the Final EIR No substantial evidence has been presented to or 
identified by the City that will modify or otherwise alter the City's "no impact" or "less-than­
significant" detennination for these environmental issues. 



IX. 
FINDINGS REGARDING SIGNIFICANT IRREVERSIBLE 

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

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

The same section further indicates that: 

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

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

Once constructed, ongoing use and maintenance of the church and associated facilities 
would entail a further commitment of energy resources in the fonn of fossil fuels and electricity. 
This commitment would be a long-tenn obligation since the proposed structures are likely to have a 
useful life of 20 to 30 years or more . H owever, as discussed in Section 7.0, EffidJ N ot FOlllld to Be 
S iglli}Zulllt, of this EIR, the impacts of increased energy usage are not considered significantly adverse 
environmental impacts . Development of the project site would also change the visual appearance of 
the western portion of the project site from barren land to a developed church site. This change in 
visual quality would pennanently alter views of the site as discussed in Section 5.9, V iJf.laJ Ei/edJ alld 
Neighborhood C/Jarader, of this EIR and is considered irreversible. 

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

• Grading required for the project could irreversibly affect unknown cultural or 
paleontological resources. Any cultural or paleontological resources would be salvaged, as 
necessary, and data recovered. Mitigation identified in Section 5.6, Historical Resources and 
Section 5.7, Paleontological Resources, of this EIR, would reduce any impacts to below a 
level of significance. However, cultural resources or paleontological resources, if 
encountered, would be irreversibly committed. 

• Commitment of energy, water, and other natural resources for the construction and ongoing 
use of the proposed facilities is expected. This resource utilization is not expected to 

represent significant amounts of available resources in the region. 

• Pollutant emissions from construction activities would occur but would be short-tenn and 
would not be significant. The additional vehicle trips on the surrounding roads would also 
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cause an incremental increase in air pollutants associated with vehicle exhaust, which would 
add to area- and basin-wide air pollutant levels. 
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EXHIBIT B 

X. 
STATEMENT OF OVERRIDING CONSIDERATIONS 

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

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

Pursuant to Public Resources Code Section 21081(b) and the Guidelines Section 15093, the 
City has balanced the benefits of the proposed project against unavoidable adverse impacts to Visual 
Effects and N eighborhood Character associated with the proposed project and has considered all 
feasible mitigation measures with respect to significant and unmitigated impacts associated with this 
environmental issue. The City also has examined alternatives to the proposed project and has 
rejected them as infeas ible, finding that none of them would fully meet most of the project 
objectives and result in substantial reduction or avoidance of the project's significant and 
unmitigated environmental impacts. 

The California Supreme Court has stated that, ] t]he wisdom of approving ... any 
development project, a delicate task which requires a balancing of interests, is necessarily left to the 
sound discretion of the local officials and their constituents who are responsible for such decisions . 
The law as we interpret and apply is simply requires that those decisions be informed, and therefore 
balanced." Citizem of Goleta Vall~)' v. Be/. 0fSttpel'J. (1990) 52 Ca1.3d 553,576. 

Courts have upheld overriding considerations that were based on policy consideration 
including, but not limited to, new jobs, stronger tax base, implementation of an agency's economic 
development goals, growth management policies, redevelopment plans, the need for housing and 
employment, conformity to community plans and general plans, and provision of construction jobs . 
See TowardJ ReJpollJibili!)' ill Plallllillg I). Ciry Cot/l7eil (1988) 200 Cal.AppJd 671; DI!J'ek v. RedeIJelop!1lent 
Agwry (1985) 173 Cal.AppJd 1029; CiO! ofPowCl)! v. CiO! ofSol1 Diego (1984) 155 Cal.AppJd 1037; 
}vIarklry I). Ciry CO/llleil (1982) 131 Cal.AppJd 656. 

Each of the Separate Benefits of the proposed project, as stated herein, is determined to be, 
unto itself and independent of the other project benefits, a basis for overriding all unavoidable 

I adverse environmental impacts identified in these findings, so that if a court were to set aside the 
determination that any particular benefit would occur and justifies the project's approval, the City 
Council determines that if would stand by its determination that the remaining benefits are sufficient 
to warrant the project's approval. 

Having considered the entire administrative record on the project, and (0 made a reasonable 
and good faith effort to eliminate or substantially mitigate the impacts resulting from the project, 
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adopting all feasible ffilt1gation measures; (ii) examined a reasonable range of alternative to the 
project and, based on this examination, determined that all those alternative are either 
environmentally inferior, fail to meet the project objectives, or are not economically or otherwise 
viable, and therefore should be rejected; (iii) recognized all significant, unavoidable impacts; and (iv) 
balanced the benefits of the project against the project's significant and unavoidable effects, the City 
hereby finds that the following economic, legal, social, technological, aesthetic, eiwironmental, and 
other benefits of the project outweigh the potential unavoidable adverse impacts and render those 
potential adverse environmental impacts acceptable based upon the following considerations, set 
forth below. 

1. Promote Religious and Cultural Awareness . The St. John Garabed Church Project would 
provide fo r a church that is consistent with the specific requirements of Armenian 
architecture based on a tradition that dates back to 301 A D ., which will help preserve the 
religious, historical, and social culture and traditions of the Armenian people living in San 
Diego and promote religious awareness and diversity with the resulting benefit of shared 
religious and cultural experiences fo r the San Diego community. Various cultural events, 
such as the Church's "International Dances Under the Stars," would be held onsite rather 
than at offsite venues. The project would also include a library with documentation and 
displays on the history of Armenia, including the genocide tragedy. 

2. Public Gathering Space. The St. John Garabed Church Project would provide for public 
gathering space in the form of a church, multi-purpose hall, cultural and education fac ility, 
and recreation facility. This space allows for events and recreation for the St. John Garabed 
community at large, such as specific event for the holidays throughout the year,seasonal 
events , and regularly occurring community events. The memorial plaza would serve as an 
interactive space for the public, and the festival and annual picnic would be open to the 
public as well. Additionally, the youth center and hall could be open to the public fo r local 
events and meetings, as appropriate. 

3. Restoration of Native Habitat within Gonzales Canyon. As part of the approval of the 
:MHP A Boundary Line adjustment required fo r the project, the project will be required to 
prepare and implement the Conceptual Restoration Plan on a total of 1.95 acres on the 
eastern portion of the site with Gonzales Canyon. The Plan stipulates the creation of 1.64 
acre of wetland habitat and restoration of 0.12 acre of transitional upland/wetland buffer, 
as well as an additional enhancement of 0.19 acre of unvegetated swale. The newly 
created habitat will provide both wildlife cover as well as vegetation within which wildlife 
species, especially sensitive bird species, can nest, forage, and roost. Cover will also provide 
opportunities for movement for terrestrial species that are more elusive. Therefore, the 
project would have a beneficial impact on the :MHP A habitat linkage within Gonzales 
Canyon (refer to EIR Section 5.1.13 for more information) . The preservation of the:MHPA 
habitat linkage will also provide an opportunity fo r future habitat restoration activities 
unrelated to the project, such as the recently approved 0.08-acre wetland mitigation effort 
associated with The Elms and The Ivy project. 

4. Jobs for Area Residents. Approximately 100 temporary construction jobs will be created in 
connection with the construction of the project. Upon completion, the St. John Garabed 
Church Project will generate approximately seven full-time equivalent jobs. 
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XI. 
CONCLUSION 

The St. John Garabed Church Project will provide a meaningful place of worship as well as 
associated facilities to serve the Armenian Church community in San Diego. Though the project's 
proposed 93-foot tall dome would be taller than surrounding development and would result in 
impacts to visual effects and neighborhood character that the City considers to be significant and 
unavoidable, this feature of the church is an integral part of the project. Armenian Church 
architecture places a strong emphasis on verticality that, on the St. John Garabed church project, 
would be expressed through the construction of the tall dome and cross elements. The project 
would also restore approximately 1.64 acres of native habitat in Gonzales Canyon on the eastern 
portion of the site that would serve as a linkage for sensitive species under the City of San Diego 
Multiple Species Conservation Program (MSCJ». 

For the foregoing reasons, the City of San Diego concludes that the proposed St. John 
Garabed Church Project will result in numerous public benefits beyond those required to mitigate 

project impacts, each of which individually is sufficient to outweigh the unavoidable environmental 
impacts of the proposed project. Therefore, the City of San Diego has adopted this Statement of 

Overriding Considerations. 
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EXHIBIT C 

MITIGATION MONITORING AND REPORTING PROGRAM 

Conditional Use Pelmit (CUP), Site Development Pennit (SDP), Planned Development Pennit 
(PDP), MHP A Boundary Line Adjustment, and Coastal Development Pennit (CDP) 

PROJECT NO. 240283 

This Mitigation MonitOling and RepOliing 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 depatiment responsible for the monitOling, what is to be monitored, 
how the monitoring shall be accomplished, the monitoring and repOliing schedule, and 
completion requirements . A record of the Mitigation MonitOling and Reporting Program will be 
maintained at the offices of the Land Development Review Division, 1222 First Avenue, Fifth 
Floor, San Diego, CA, 92 101. All mitigation measures contained in the Envirorunental Impact 
RepOli No. 240283 SCH No. 201 3071043 shall be made conditions of CUP, SDP, PDP, MHPA 
Boundary Lind Adjustment, and CDP as may be fllliher described below. 

General 

Part I - Plan Check Phase (prior to permit issuance) 

1. Prior to the issuance of a Notice To Proceed for a subdivision, or any constmction 
permits, such as Demolition, Grading, or Building, or begilming any constmction-related 
activity on site, the Development Services Department Director's Envirorunental 

Designee shall review and approve all Construction Documents (plans, specification, 
details, etc.) to ensure the MMRP requirements are incorporated into the design. 

2. In addition, the Environmental Designee shall verify that the MMRP ConditionslNotes 
that apply ONLY to the constmction phases of this proj ect 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 fonnat specified for engineering constmction document templates as shown on the 

City of San Diego's website: 

4. http: //www.sandiego.gov/development-serviceslindustry/standtemp. shtml 

5. The TITLE INDEX SHEET must also show on which pages the "Environmental! 

Mitigation Requirements" notes are provided. 

6. SURETY AND COST RECOVERY - The Development Services Director or City 

Manager may require appropriate surety instruments or bonds from private Pelmit 
Holders to ensure the long-tenn perfOlmance or implementation of required mitigation 
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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. 

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 anange and perfonn 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 Pelmit holder's Representative(s) , Job Site Supelintendent, and the following 

consultants: Paleontological Monitor. 

NOTE: Failure of all responsible Pennit 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 Proj ect, Proj ect Tracking System (PTS) No. 240283 
and/or Environmental Document [SCH No. 2013071043] shall confonn to the mitigation 
requirements contained in the associated Enviromnental Document and implemented to 
the satisfaction of the Development Services Department'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 velifying proof, etc.). Additional clarifying infonnation may also be added to 
other relevant plan sheets and/or specifications as appropliate (i.e., specific locations, 
times of monitoring, methodology, etc.). 

NOTE: Pennit Holder's Representatives must alert RE and NJ1v'lC if there are any 
discrepancies in the plans or notes, or any changes due to field conditions. All conflicts must 
be approved by RE aQ.d NJ1v'lC BEFORE the work is perfonned. 

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 plior to the beginning of work or within one week of the Pelmit Holder 
obtaining documentation of those pelmits or requirements. Evidence shall include copies 
of pennits, letters of resolution, or other documentation issued by the responsible agency: 

a. Conditional Use Pennit 
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b. Site Development Pennit 

c. Platmed Development Pennit 

d. MHPA Boundary Line Adjustment 

e. Coastal Development Pelmit 

4. MONITORING EXHIBITS All consultants are required to submit to RE and MMC, a 

monitoring exhibit on a 11 x 17 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 perfonned shall be included. 

NOTE: Surety and Cost Recovery - When deemed necessary by the Development 
Services Director or City Manager, additional surety instruments or bonds from the private 
Permit Holder may be required to ensure the long-term performance or implementation of 
required mitigation measures or programs. The City is authorized to recover its cost to offset 
the salary, overhead, and expenses for City personnel and programs to monitor qualifying 
projects. 

5. OTHER SUBMITTALS AND INSPECTIONS: The Pem1it 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 fo llowing schedule: 

Document Submittal/Inspection Checklist 

Issue Area Document Submittal Associated Inspection/Approvals/Notes 
General Consultant Qualification Letters Prior to Preconstruction Meeting 

General Consultant Construction Prior to or at Preconstruction Meeting 
Monitoring Exhibits 

Biology Biological Resources Reports Biological Resources Site Revegetation and 
Observation 

Historical Resources Historical Resources Reports Historical Resources Site Observation 

Paleontology Paleontology Reports Paleontology Site Observation 

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

SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS 

2. Land Use 

The following mitigation measure shall be implemented to reduce impacts to the 1vlI-1P A to 
below a level of significance: 



Attaclunent 9 

LU-l PlioI' to issuance of any construction pennit or notice to proceed, DSD/LDR 

and/or Multiple Species Conservation Program staff shall verify that the 

Applicant has accurately represented the project's design in or on the 

Construction Documents (Construction Plan Sets) in confOlmance with the 

associated discretionary pennit conditions. Such documentation shall include the 

fo llowing: The 0.1 O-acre area that will be temporari ly impacted duling grading 

activities shall be revegetated with coastal sage scrub species dming landscaping 

of the entire project site. The revegetation shall include native species consistent 

with the Approved Exhibit 'A' Landscape Plans (Figure 3-3 of the Environmental 

Impact RepOli) . 

LU-2 Prior to issuance of any construction penn it or notice to proceed, DSD/LDR 

and/or Multiple Species Conservation Program (MSCP) staff shall verify that the 

Applicant has accurately represented the proj ect 's design in or on the 

Construction Documents (Construction Plan Sets) in conformance with the 

associated discretionary pennit conditions, including the City's MSCP Multi­

Habitat Planning Area (MHPA) Land Use Adjacency Guidelines. The applicant 

shall provide an implementing plan and include references on/in Construction 

Documents of the following: 

A. Grading/Land Development/MHPA Boundaries - All pOliions of the site 

grading have been analyzed as being within the development fo otplint except 

for the 0.10-acre slope that is temporalily impacted. This slope impact is 

temporary and allowed to remain in the MHP A because the geotechnical 

report for the site indicated that the manufactured slopes were part of the 

existing conditions of the site. Regardless, this slope will be revegetated with 

native plant species. 

B. Drainage - Developed and paved areas should not drain directly' into the 

MHP A. Development and adherence to standard best management practices 

(BMPs), as noted above, would avoid drainage into the MHP A. Treatment 

Control BMPs, as outlined in the Water Quality Tec1mical Report, are 

proposed to be on site and receive surface drainage plior to enteling the stonn 

drain system. The receiving stonn drain system is located within El Camino 

Real and exits the site to the west within st01m drain pipes. 

C. Toxics/Project Staging Areas/Equipment Storage - Toxic chemicals 

should not be used during project operations . During construction no trash , 

oil, parking, or other construction/development-related materials/activities 

shall be allowed outside of the approved construction limits . The 

construction documents shall state that "All construction-related activities 
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that may have potential for leakage or intrusion shall be monitored by the 
Qualified Biologist/Owners Representative or Resident Engineer to ensure 

that there is no impact to the MHPA." 

D. Lighting - All lighting should be faced away/shielded from the MHP A and 
subject to City Outdoor Lighting Regulations per LDC Section 142.0740. 
There would be no night lighting of the construction area. Low-intensity 
safety lighting may be located along sidewalks and at building entrances. 

E. Barriers - The project will provide banier fencing along the MHPA 
boundary at the edge of the proposed development to direct public access 
to appropriate locations and reduce domestic animal predation. This 
fencing may be split rail or other attractive fencing that alerts the church 
members without obstructing views of the surrounding areas. The fencing 

will have signs posted to inform the church attendees of the sensitive 
nature of the MHPA habitat and the wildlife species using it. The proposed 
church is located on the mesa above Gonzales Canyon and as such is 
approximately 20 to 40 feet above the canyon and separated from the 
canyon by a densely vegetated slope. The slope provides an addition 

barrier from entry into the MHP A. 

F. Invasives - No invasive non-native plant species shall be introduced into 

areas adjacent to the MHP A. The landscaping plans have been designed to 
have a plant palette that includes only native species in areas adjacent to the 
MHP A. Thus, no invasive non-native plant species are adj acent to the MHP A. 
Revegetation of the temporary slope impact areas is proposed to include 

native plant species. 

G. Brush Management - Consistent with the City of San Diego Land Use 

Adjacency Guidelines, the project includes Brush Management Zone 1 areas 
within the development area and outside of the MHP A. For more information 
refer to the project-specific Brush Management Plan included as Attachment 5 
to the Fire Fuel Load Model Report for the St. John Garabed Project. 

H. Noise - Due to the site's location adjacent to or within the MHPA where the 

Qualified Biologist has identified potential nesting habitat for listed avian 
species, construction noise that exceeds the maximum levels allowed shall be 
avoided during the breeding season for the following: Califomia gnatcatcher 
(March 1 to August 15). If construction is proposed during the breeding season 
for the species, U. S. Fish and Wildlife Service (USFWS) protocol surveys shall 
be conducted within the adjacent MHPA in order to detennine the Califomia 
Gnatcatcher presence/absence. If protocol surveys are not conducted in suitable 
habitat dUling the breeding season for the species, presence shall be assumed 
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with implementation of noise attenuation and biological monitoring. When 
applicable (i.e., habitat is occupied or if presence of Califomia gnatcatcher is 
assumed), adequate noise reduction measures shall be incorporated. 

a) Prior to any construction-related activity, the biologist shall survey the 
MHP A up to 500 feet from the proposed construction area in accordance 
with the USFWS protocol for the appropriate species. 

b) If no Califomia gnatcatchers are found to be present wi thin the MHP A 
up to 500 feet of the proposed construction area, then the project 
construction may proceed without restrictions. 

c) If Califomia gnatcatchers are found within the MHPA, construction within 
500 feet shall not commence until temporary noise barrier(s) are place 

between the construction area and occupied gnatcatcher and/or vireo 
habitat. The location of the noise barrier(s) shall be detennined by the 
biologist and acoustician. Construction noise levels shall be monitored at 
the edge of occupied habitat with the noise ban-ier(s) in place. Other 
measures shall be implemented, as necessary, to reduce noise levels to 
below 60 dB (A), or to the ambient noise level if it already exceeds 60 

dB(A) at the edge of the occupied habitat. 

d) Construction noise shall be monitored once weekly to verify that noise at 

the edge of occupied habitat in the MHPA is maintained below 60 dB(A), 
or to the ambient noise level if it already exceeds 60 dB(A). If this 
requirement cannot be met, other measures shall be implemented as 
necessary, to reduce noise levels to below 60 dB(A) or to the ambient 

noise level if it already exceeds 60 dB(A). Such measures may include, 
but are not limited to, placement of construction equipment and limitations 
on the simultaneous use of equipment. 

3. Biological Resources 

The following mitigation measure shall be implemented to reduce potential impacts to 
ground nesting birds protected under the :META that may be on the site during nesting season 
to below a level of significance: 

BIO-l Prior to issuance of any construction pelmit or notice to proceed, DSD/LDR 
and/or Multiple Species Conservation Program staff shall verify that the 
Applicant has accurately represented the proj ect ' s design in or on the 
Construction Documents (Construction Plan Sets) in confonnance with the 
associated discretionary pennit conditions. Such documentation shall include the 
following: If construction activity is to take place during the breeding season (i.e., 
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March IS-September IS), a one-time biological survey for nesting bird species 

must be conducted within the proposed impact area 72 hours prior to construction. 

This survey is necessary to assure avoidance of impacts to nesting birds protected 

by the federal Migratory Bird Treaty Act. If any active nests are detected, the area 

will be flagged and mapped on the construction plans along with a buffer of 300 

feet and will be avoided until the nesting cycle is complete. 

4. Historical Resources 

Potential impacts to historical resources would be reduced to below a level of significance 
through implementation of the following mitigation measure. 

CR-l The following shall be implemented to protect unknown archaeological resources 

andlor grave sites that may be identified during project construction phases. The 

following City of San Diego mitigation measure is current through October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction pennits, including but not limited 

to , the first Grading Pennit, Demolition Plans/Pennits and Building 

Plans/Pennits or a Notice to Proceed for Subdivisions, but prior to the 

first preconstruction meeting, whichever is applicable, the Assistant 

Deputy Director (ADD) Enviromnental designee shall verify that the 

requirements for Archaeological Monitoring and Native American 

monitOling have been noted on the applicable construction documents 

through the plan check process. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation 

Monitoring Coordination (MMC) identifying the Principal 

Investigator (PI) for the project and the names of all persons 

involved in the archaeological monitoring program, as defined in 

the City of San Diego Historical Resources Guidelines (HRG). If 
applicable, individuals involved in the archaeological monitoring 

program must have completed the 40-hour HAZWOPER training 

with certification documentation. 

2. MMC will provide a letter to the applicant confinuing the qualifications 

of the PI and all persons involved in the archaeological monitOling of 

the proj ect meet the qualifications established in the HRG. 
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3. Prior to the start of work, the applicant must obtain written approval from 
MMC for any personnel changes associated with the monitoring program. 

II. Prior to Start of Construction 

A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records 
search (one-half mile radius) has been completed. Verification includes, 
but is not limited to a copy of a confinnation letter fi'om South Coastal 

Infonnation Center, or, if the search was in-house, a letter of velification 
from the PI stating that the search was completed. 

2. The letter shall introduce any peliinent infonn ation concemmg 
expectations and probabilities of discovery during trenching and/or 

grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to 
the one-quarter mile radius. 

B. PI Shall Attend Precon Meetings 

1. PlioI' to beginning any work that requires monitOling; the Applicant shall 
an'ange a Precon Meeting that shall include the PI, Native Ame11can 
consultant/monitor (where Native Ame11can resources may be impacted), 
Constmction Manager (CM) and/or Grading Contractor, Resident 

Engineer (RE), Building Inspector (BI), if appropriate, and MMC. The 
qualified Archaeologist and Native American Monitor shall attend any 
grading/excavation related Pre con Meetings to make COlmnents and/or 
suggestions conceming the Archaeological Monit0l1ng program with the 

Conshu ction Manager and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant 
shall schedule a focused Precon Meeting with MMC, the PI, RE, 
CM or BI, if appropriate, prior to the start of any work that 

requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the stmi of any work that requires monitoring, the PI 
shall submit an Archaeological Monitoring Exhibit (AME) (with 
verification that the AME has been reviewed and approved by 
the Native American consultant/monitor when Native American 
resources may be impacted) based on the appropriate 
constmction documents (reduced to l1x17) to MMC identifying 
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the areas to be monitored including the delineation of 
grading/excavation limits. 

b. The AME shall be based on the results of a site specific records 
search as well as infonnation regarding existing known soil 

conditions (native or fonnation). 

3. When Monitoring Will Occur 

a. Prior to the stmi of any work, the PI shall also submit a 
construction schedule to MMC through the RE indicating when 

and where monitoring will occur. 

b. The PI may submit a detailed letter to MMC prior to the stmi of 
work or during construction requesting a modification to the 
monitoring program. This request shall be based on relevant 
infonnation such as review of final construction documents 
which indicate site conditions such as depth of excavation and/or 
site graded to bedrock, etc., which may reduce or increase the 

potential for resources to be present. 

III. During Construction 

A. Monitor(s) Shall be Present During Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full-time during all soil 
disturbing and grading/excavation/trenching activities which could result 
in impacts to archaeological resources as identified on the AME. The 
Construction Manager is responsible for notifying the RE, PI, and 
MMC of changes to any construction activities such as in the case of 
a potential safety concern within the area being monitored. In certain 
circumstances OSHA safety requirements may necessitate 
modification of the AME. 

2. The Native Ame11can consultant/monitor shall detennine the extent of 
their presence dUling soil disturbing and grading/excavation/trenching 
activities based on the AME and provide that information to the PI and 
MMC. If prehistoric resources are encountered during the Native 

Ame11can consultant/monitor's absence, work shall stop and the 
Discovery Notification Process detailed in Section III.B-C and IV.A-D 

shall commence. 

3. The PI may submit a detailed letter to MMC during construction 
requesting a modification to the monitoring program when a fie ld 
condition such as modern disturbance post-dating the previous 
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grading/trenching activities, presence of fossil fOlmations , or when 

native soils are encountered that may reduce or increase the 

potential for resources to be present. 

4. The archaeological and Native American consultant/monitor shall 

document field activity via the Consultant Site Visit Record 

(CSVR). The CSVR's shall be faxed by the CM to the RE the first 

day of monitoring, the last day of monitoring, monthly 

(Notification of Monitoring Completion), and in the case of ANY 

discoveries. The RE shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the 

contractor to temporarily divelt all soil disturbing activities, including but 

not limited to digging, trenching, excavating or grading activities in the 

area of discovery and in the area reasonably suspected to overlay adjacent 

resources and immediately notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) of 

the discovery. 

3. The PI shall immediately notify MMC by phone of the discovelY, and 

shall also submit written documentation to MMC within 24 hours by fax 

or email with photos ofthe resource in context, if possible. 

4. No soil shall be exported off-site until a detennination can be made 

regarding the significance ofthe resource specifically if Native American 

resources are encountered. 

C. Detelmination of Significance 

1. The PI and Native American consultant/monitor, where Native American 

resources are discovered shall evaluate the significance of the resource. If 

Human Remains are involved, follow protocol in Section IV below. 

a. The PI shall immediately notify MMC by phone to discuss 

significance detelmination and shall also submit a letter to MMC 

indicating whether additional mitigation is required. 

b. If the resource is significant, the PI shall submit an Archaeological 

Data Recovery Program (ADRP) which has been reviewed by the 

Native Amelican consultant/monitor, and obtain written approval 

from MMC. Impacts to significant resources must be mitigated 

before ground disturbing activities in the area of discovery will be 

allowed to resume. Note: If a unique archaeological site is also 
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an historical resource as dermed in CEQA, then the limits on 

the amount(s) that a project applicant may be required to pay 
to cover mitigation costs as indicated in CEQA Section 
21083.2 shall not apply. 

c. If the resource is not significant, the PI shall submit a letter to 
MMC indicating that artifacts will be collected, curated, and 
documented in the Final Monitoring Repoli. The letter shall also 

indicate that that no fmiher work is required. 

5. Paleontological Resources 

Potential impacts to paleontological resources would be reduced to below a level of 
sigrllficance through implementation of the following mitigation measure. 

P ALEO-1 The following shall be implemented for construction phases that would exceed 
City thresholds: 

I. Prior to Permit Issuance 

A. Entitlement Division Plan Check 

1. Plior to issuance of any construction pennits, including but not limited 
to, the first Grading Pennit, Demolition Plans/Pennits and Building 
Plans/Pennits or a Notice to Proceed for Subdivisions, but pli or to the 
first preconstruction meeting, whichever is applicable, the Assistant 
Deputy Director (ADD) Enviromnental designee shall verify that the 
requirements for Paleontological Monitoring have been noted on the 

appropriate construction documents. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation 
Monitoring Coordination (MMC) identifying the Plincipal Investigator 
(PI) for the project and the names of all persons involved in the 

paleontological monitoring program, as defined in the City of San Diego 
Paleontology Guidelines. 

2. MMC will provide a letter to the applicant confirming the 
qualifications of the PI and all persons involved in the paleontological 
monitoring of the project. 

3. PlioI' to the stmi of work, the applicant shall obtain approval from MMC 
for any personnel changes associated with the monitOling program. 

II. Prior to Start of Construction 
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A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site-specific records 
search has been completed. Velification includes, but is not limited to a 
copy of a confinnation letter from San Diego Natural History Museum, 
other institution or, if the search was in-house, a letter of verification from 
the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning 
expectations and probabilities of discovery during trenching and/or 

grading activities. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitOling, the Applicant 
shall anange a Precon Meeting that shall include the PI, Construction 
Manager (CM) and/or Grading Contractor, Resident Engineer (RE), 
Building Inspector (BI), if appropriate, and MMC. The qualified 
paleontologist shall attend any grading/excavation related Precon 
Meetings to make comments and/or suggestions concerning the 
Paleontological Monitoring program with the Construction Manager 

and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant 
shall schedule a focused Precon Meeting with MMC, the PI, RE, 
CM, or BI, if appropliate, prior to the stati of any work that 

requires monitoring. 

2. Identify Areas to be Monitored 

Prior to the stati of any work that requires monitoring, the PI shall 
submit a Paleontological Monitoring Exhibit (PME) based on the 
appropriate construction documents (reduced to 11 inches by 17 
inches) to MMC identifying the areas to be monitored including the 

delineation of grading/excavation limits. The PME shall be based on 
the results of a site specific records search as well as infOlmation 
regarding existing known soil conditions (native or formation) . 

3. When MonitOling Will Occur 

a. Prior to the stati of any work, the PI shall also submit a 
construction schedule to MMC tlu'ough the RE indicating when 
and where monitoring will occur. 

b. The PI may submit a detailed letter to MMC prior to the stati of 
work or dUli ng construction requesting a modification to the 
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monitoring program. This request shall be based on relevant 

infonnation such as review of final construction documents which 

indicate conditions such as depth of excavation and/or site graded 

to bedrock, presence or absence of fossil resources, etc., which 

may reduce or increase the potential for resources to be present. 

III. During Construction 

A. Monitor Shall be Present During Grading/Excavation/Trenching 

1. The monitor shall be present full-time during grading/excavation/trenching 

activities as identified on the PME that could result in impacts to 

fOlmations with high and moderate resource sensitivity. The Construction 

Manager is responsible for notifying the RE, PI, and MMC of changes to 

any construction activities such as in the case of a potential safety concem 

within the area being monitored. In celiain circumstances OSHA safety 

requirements may necessitate modification of the PME. 

2. The PI may submit a detailed letter to MMC during construction 

requesting a modification to the monitOling program when a fi eld 

condition such as trenching activities that do no t encounter fOlmational 

soils as previously assumed, and/or when unique/unusual fossils are 

encountered, which may reduce or increase the potential for resources 

to be present. 

3. The monitor shall document field activity via the Consultant Site Visit 

Record (CSVR). The CSVRs shall be faxed by the CM to the RE on 

the first day of monitoring, the last day of monitoring, monthly 

(Notification of MonitOling Completion), and in the case of ANY 

discoveries. The RE shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Paleontological Monitor shall direct the 

contractor to temporalily diveli trenching activities in the area of 

discovery and immediately notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) 

of the discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and 

shall also submit written documentation to MMC within 24 hours by 

fax or email with photos of the resource in context, if possible. 

C. Detennination of Significance 
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1. The PI shall evaluate the significance of the resource. 

a. The PI shall ilmnediately notify MMC by phone to discuss 
significance detennination and shall also submit a letter to MMC 
indicating whether additional mitigation is required. The 
detennination of significance for fossil discoveIies shall be at the 

discretion of the PI. 

b. If the resource is significant, the PI shall submit a 

Paleontological Recovery Program (PRP) and obtain written 
approval from MMC. Impacts to significant resources must be 
mitigated before ground disturbing activities in the area of 
discovery will be allowed to resume. 

c. If resource is not significant (e.g., small pieces of broken 
common shell fragments or other scattered common fossils) the 
PI shall notify the RE, or BI as appropriate, that a non-significant 
discovery has been made. The Paleontologist shall continue to 
monitor the area without notification to MMC unless a 

significant resource is encountered. 

d. The PI shall submit a letter to MMC indicating that fossil resources 
will be collected, cmated, and documented in the Final Monitoling 
Report. The letter shall also indicate that no fUli her work is 

required. 

IV. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract package, the 
extent and timing shall be presented and discussed at the precon meeting. 

2. The following procedures shall be followed. 

a. No Discoveries 

In the event that no discovelies were encountered dUling night and/or 
weekend work, The PI shall record the infonn ation on the CSVR and 
submit to MMC via fax by 8 a.m. on the next business day. 

b. DiscoveIies 

All discoveIies shall be processed and documented usmg the 
existing procedures detailed in Sections III - During Construction. 

c. Potentially Significant Discovelies 
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If the PI detennines that a potentially significant discovery has been 
made, the procedures detailed under Section III - DUling 
Constmction shall be followed. 

d. The PI shall immediately contact MMC, or by 8 a.m. on the next 
business day to report and discuss the findings as indicated in 
Section III-B, unless other specific anangements have been made. 

B. If night work becomes necessary dming the course of constmction 

1. The Construction Manager shall notify the RE, or BI, as 
appropriate, a minimum of 24 hours before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures desctibed above shall apply, as appropriate. 

V. Post Construction 

A. Preparation and Submittal of Draft Monitoring RepOli 

1. The PI shall submit two copies of the Draft Monitoring RepOli (even if 
negative), prepared in accordance with the Paleontological Guidelines 
which describes the results, analysis, and conclusions of all phases of 

the Paleontological Monitoting Program (with appropriate graphics) to 
MMC for review and approval within 90 days following the 

completion of moni toting. 

a. For significant paleontological resources encountered during 
monitoring, the Paleontological Recovery Program shall be 

included in the Draft Monitoring Report. 

b . Recording Sites with the San Diego Natural History Museum 

The PI shall be responsible for recording (on the appropriate 
fonns) any significant or potentially significant fossil resources 
encountered during the Paleontological Monitoring Program in 
accordance with the City's Paleontological Guidelines, and 
submittal of such forms to the San Diego Natural History 

Museum with the Final Monitoring Report. 

2. MMC shall return the Draft MonitOling RepOli to the PI for revision or 

for preparation of the Final Report. 

3. The PI shall submit revised Draft MonitOling RepOli to MMC for approval. 

4. MMC shall provide wlitten velification to the PI of the approved report. 
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5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft 
Monitoring RepOli submittals and approvals. 

B. Handling of Fossil Remains 

1. The PI shall be responsible for ensuring that all fossil remams 
collected are cleaned and catalogued. 

2. The PI shall be responsible for ensuring that all fossil remains are 
analyzed to identify function and clu'onology as they relate to the 

geologic history of the area; that faunal material is identified as to 
species; and that specialty studies are completed, as appropriate. 

C. Curation of fossil remains: Deed of Gift and Acceptance Verification 

1. The PI shall be responsible for ensuring that all fo ssil remams 
associated with the monitoring for this project are permanently curated 

with an appropliate institution. 

2. The PI shall include the Acceptance Verification from the curation 
institution in the Final Monitoring Report submitted to the RE or BI 

and MMC. 

D. Final Monitoring RepOli(s) 

1. The PI shall submit two copies of the Final Monitoring RepOli to MMC 
(even if negative), within 90 days after notification fi'om MMC that the 
draft report has been approved. . 

2. The RE shall, in no case, issue the Notice of Completion until receiving 
a copy of the approved Final MonitOling Report from MMC, which 
includes the Acceptance Velification ii-om the curation institution. 10-

05-2009 

The above mitigation monitOling and repOliing program will require additional fees and/or 
deposits to be collected plior to the issuance of building pelmits, celiificates of occupancy and/or 
final maps to ensure the successful completion of the monitOling program. 
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PLANNING COMMISSION RESOLUTION NO. 
PLANNED DEVELOPMENT PERMIT No. 862497, 

SITE DEVELOPMENT PERMIT No. 862495, CONDITIONAL USE PERMIT No. 862494 and 
MHPA BOUNDARY LINE ADJUSTMENT No. 1132003 
ST. JOHN GARABED PROJECT NO. 240283 [MMRP] 

WHEREAS, THE BOARD OF TRUSTEES OF THE ST. JOHN GARABED ARMENIAN 
APOSTOLIC CHURCH TRUST FUND, under Declaration of Trust Dated October 1, 2000, 
Owner/Permittee, filed an application with the City of San Diego for a permit to a 350 (fixed) seat 
church, a 500 (portable) seat multi-purpose hall, a cultural and education building with classrooms for 
religious instruction, a youth center with youth recreational facilities with reduced setbacks for a total of 
51,680 square feet of building floor area, grading on and off the site, landscaping and minor 
improvements in the public right-of-way (as described in and by reference to the approved Exhibits "A" 
and corresponding conditions of approval for the associated Permit Nos. 862497, 862495, 862494 and 
1132003), on portions ofa 13.4 acre site; 

WHEREAS, the proj ect site is located at 13901 El Camino Real in the AR- l -l Zone within the NCFUA 
Subarea II area; 

WHEREAS, the project site is legally described as a Portion of the Northwest Quarter of Section 7, 
Township 14 South, Range 3 West, San Bernardino Meridian, in the City of San Diego, County of San 
Diego, State of California, according to the plat thereof, and more particularly described as follows: 
Parcel A as shown on Exhibit B per Lot Line Adjustment Plat No. U-15122, Certificate of Compliance 
recorded July 29,2010 as Instrument No. 2010-0384458 of Official Records; 

WHEREAS, on V13 - DATE, the Planning Commission of the City of San Diego considered Planned 
Development Permit No. 862497, Site Development Permit No. 862495 and Conditional Use Permit No. 
862494 pursuant to the Land Development Code of the City of San Diego; 

BE IT RESOLVED by the Planning Commission of the City of San Diego as follows: 

That the Planning Commission adopts the fo llowing written Findings, dated V19 - DATE. 

FINDINGS: 

SITE DEVELOPMENT PERMIT - SECTION 126.0504 

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

The St. John Garabed Church Project (Project) is a multi-phase proj ect consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11 ,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational faci lity on a 13.41 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project 
also includes a short access d11veway, 176 associated surface parking spaces, on-site landscaping, 
and restoration of environmentally sensitive lands on a portion of the Site that is within the City 
of San Diego's Multi-Habitat Planning Area (MHPA). The Proj ect is located on disturbed land on 
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the mesa top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife corridor in the City of San Diego's Multiple Species Conservation Program. 

The Site lies within the boundary of Subarea II of the North City Future Urbanizing Area 
Framework Plan and the Coastal Zone. The Site is designated for Residential and Park, Open 
Space and Recreation uses in the General Plan's Land Use Element and Very Low Density 
Residential and Environmental Tier uses in the North City Future Urbanizing Area Framework 
Plan. The goals and policies of the General Plan relevant to the Site are contained within the 
General Plan's Land Use and Community Planning, Mobility, Urban Design, Economic 
Prosperity, Conservation, and Noise Elements. 

The Land Use and Community Planning Element of the General Plan guides future growth 
and development into a sustainable citywide development pattern, while maintaining or 
enhancing quality of life in communities. General Plan Policy LU-C.1 b of the Land Use and 
Community Planning Element relies on community plans for site-specific land use density 
regulations and recommendations. The Proj ect does not propose a change in the land use or 
zoning of the Site and the North City Future Urbanizing Area Framework Plan, which is the 
applicable community plan for the Site, considers places of religious assembly to be 
compatible with the very-low residential density designation of the Site. The Project, 
therefore, is consistent with General Plan Policy LU-C.1 b. 

General Plan Policy LU-F.2 requires that a private project be reviewed to confinn that it does 
not adversely affect the General Plan and applicable community plan. The Final 
Environmental Impact Report (SCH No. 2013071043) prepared for the Project and these 
findings include analysis demonstrating that the Project is consistent with the policies of the 
General Plan and the North City Future Urbanizing Area Framework Plan. General Plan 
Policy LU -H. 7 states that a variety of different land uses within a community shall be 
provided in order to offer opportunities fo r a diverse mix of uses and to help create a balance 
of land uses within a community. The Project will be located adjacent to existing and proposed 
residential development, a church, and open space. The location of a religious facility adjacent to 
residential development helps to achieve the diversity of compatible land uses contemplated by 
General Plan Policy LU-H.7. 

General Plan Policy LU-1.1 ensures enviromnental justice in the planning process through 
meaningful public involvement in the review of a development proposal. The public has had 
numerous opportunities to review the Project, both through the public distribution of the Project's 
Environmental Impact Report and public meetings at the Cannel Valley Planning Group and the 
San Dieguito River Valley Regional Open Space Park Joint Powers Authority. Consultation with 
the California Native American tribes also has occurred in order to provide them with an 
opportunity to ensure protection of cultural places. 

Table 5.1 -1 of the Final Environmental Impact Report (SCH No. 2013071043) includes 
additional analysis demonstrating the Project's consistency with the General Plan' s Land Use and 
Community Planning Element. 

The Urban Design Element of the General Plan describes the physical features that define the 
character or image of a street, neighborhood, community, or the City of San Diego as a whole. 
Further, urban design provides the visual and sensory relationship between people and the built 
and natural environments. General Plan Policy UD-A. I of the Urban Design Element promotes 
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the preservation and protection of natural landforms and features and community plan open 
spaces and the implementation of the Multiple Species Conservation Program. The proposed 
church and accessory buildings of the Project will be concentrated on the disturbed, relatively flat 
western mesa portion ofthe Site. A small pOltion ofthe proposed access driveway alignment will 
traverse lands within the Multi-Habitat Planning Area (MHP A). The Site has no access other than by 
crossing the MHP A. Development of the Project will not impact low-lying lands in the adjacent 
Gonzales Canyon that function as natural habitat and provide wildlife linkages between canyon lands 
to the south. Approximately 82 percent of the Site is within the MHPA and in accordance with the 
MSCP and Environmentally Sensitive Lands Regulations, a total oftwenty-five percent development 
(3.35 acres) is allowed for a property when more that that is designated as MHP A. To address Proj ect 
encroachment into the MHPA associated with development, including the access road, of 0.88 acre in 
excess ofthe 3.35 acres, the Project has obtained approval of a Multi- Habitat Planning Area 
boundary line adjustment from the United States Fish & Wildlife Service and California 
Department of Fish & Wildlife (Wildlife Agencies). ill exchange for the 0.88 acre encroachment into 
the MHP A, a five-year Restoration Plan will be implemented to restore 1.76-acres of disturbed 
habitatlagriculturallands within Gonzales Canyon. The primary goal of the Restoration Plan is to 
increase wildlife value through the introduction of native upland and wetland cover suitable for 
nesting foraging and breeding by native wildlife species. The encroachment will consist entirely 
of disturbed land on the mesa top and will not affect the on-site wildlife movement, management, 
protection of biological resources, preserve configuration, or species diversity. With the approval 
of the Multi-Habitat Planning Area boundary line adjustment and functional equivalency analysis, the 
Project will be consistent with the Environmentally Sensitive Land Regulations and with the Multiple 
Species Conservation Program which specifically allows for such a boundary line adjustment. 

General Plan Policy UD-A.3 requires that development adjacent to natural features be designed in a 
sensitive manner to highlight and compliment the natural environment in areas designated for 
development. As discussed above, the Project is located out of Gonzales Canyon and on the 
relatively flat mesa portion ofthe Site that contains disturbed habitat. Locating the Project on the 
mesa portion of the Site allows for on-site grading to be minimized. The different structures 
comprising the Project also are being concentrated on the least enviromnentally sensitive portion of 
the Site to minimize impacts. The Project includes the use of exterior stone finish or a smooth trowel 
exterior cement plaster finish that will display emth-tone colors and will recede into the background 
landscape when viewed from a distance and as the distance increases from the viewer to the Project. 
The Proj ect landscaping and restoration plans will help to fi lter the mass and scale of the Project 
to off-site viewers. As a result, development of the Proj ect will not substantially affect existing 
public views. Coastal views from land uses located east of the Site will largely be maintained due to 
variations in topography. The Project will minimize impacts to views from nearby trails with 
landscaping that will include occasional plantings of large canopy trees and the use of natural 
building materials and colors. 

General Plan Policy UD-A.5 requires that buildings contribute to a positive neighborhood character 
and relate to neighborhood and community context. The Proj ect proposes the introduction and 
recognition of traditional Armenian Church architecture in the City of San Diego, which will 
provide visual diversity along EI Camino Real. While a traditional Armenian church will not 
visually resemble the adjacent Evangelical Formosan Church or single-family residential 
development to the south, the church and accessory buildings will use exterior stone facades, 
concrete tile roofs, and seam metal roofs which will relate to the sunounding rural character of 
the area and nearby residential and church development. Although the scale and mass of the 
church will be larger than that of sun ounding buildings, the Proj ect landscaping and restoration 
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plans will help to filter the mass and scale of the Project to off-site viewers. The Project will have 
a Floor Area Ratio of 0.09, which is less than the adjacent properties. The Evangelical Formosan 
Church's floor area ratio is approximately 0.15 and the residential development to the south has a 
floor area ratio of approximately 0.47. 

General Plan Policy UD-A.8 directs that landscape materials and design enhance structures, 
create and define public and private spaces, and provide shade, aesthetic appeal and 
environmental benefits. The Project includes a landscape plan that contains a plant palette of 
species native to the San Dieguito River Valley as well as non-invasive non-native species 
culturally relevant to the history of the Armenian Church and its people. The landscape plan 
includes large canopy trees, groundcover and grasses, and native and non-invasive non-native 
low-growing ornamental shrubs planted throughout the Site to soften views of the structures, add 
interest to the streetscape, enhance proper entrances, and improve the pedestrian experience along 
EI Camino Real. Drought tolerant plants will be used and represent 90 percent of the total 
developed landscape area. 

Table 5.1 -1 of the Final Environmental Impact Report includes additional analysis demonstrating 
the Project's consistency with the General Plan's Urban Design Element. 

The Mobility Element of the General Plan strives to improve mobility in the City of San Diego by 
providing policies that support a balanced, multi-modal transpOliation network, while minimizing 
environmental and neighborhood impacts. General Plan Policy ME-A. 1 of the Mobility Element 
requires the design and operation of sidewalks, streets, and intersections to emphasize pedestlian 
safety and comfort through a variety of street design and traffic management solutions. The 
Project is located adjacent to EI Camino Real, which is a four-lane major with a raised median 
that trends in a generally north/south in the North City Future Urbanizing Area Framework Plan. 
Near the Proj ect, EI Camino Real connects to other major east/west circulation element roadways, 
Via de la Valle to the nOlih and Del Mar Heights Road to the south. EI Camino Real is pedestrian 
accessible with sidewalks on the Project's side of the roadway and Class II bicycle lanes along 
both sides of the roadway. The Project does not propose any alterations to the existing roadway 
networks planned in the NOlih City Future Urbanizing Area Framework Plan, which are designed 
to provide for a balanced, multi-modal transpOliation network. The Project suppOlis the use of 
existing and planned sidewalk and bicycle paths. 

General Plan Policy ME-B. 1 encourages working closely with regional agencies and others to 
increase transit ridership and mode share through increased transit service accessibility, 
frequency, connectivity, and availability. At present, the Site is not served by the MTS or any bus 
or train routes. The Project will not impede the establishment of such service in the future and 
may increase the demand for transit in the area encouraging the extension of bus or train routes to 
the area. 

General Plan Policy ME-C.2 requires projects to provide adequate capacity and reduce congestion 
for all modesoftransportation on the street and freeway system. As indicated in the July 201 3 St. 
John Annenian Church Traffic Impact Study, with the addition of Proj ect traffic all of the 
roadway segments and intersections in the vicinity of the Proj ect, as well as the Proj ect ' s 
driveway access off of EI Camino Real, will function at acceptable levels of service. To allow 
traffic coming out of the Project to merge into the travels lanes of E1 Camino Real, the Proj ect 
will construct a 960 foot long acceleration lane in the northbound direction of EI Camino Real. 
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General Plan Policy ME-G.1 states that development should provide and manage parking so that 
it is reasonably available when and where it is needed. The Project provides 176 parking spaces, 
which exceeds the 165 parking spaces needed to address peak parking demand, thus avoiding the 
need for any off-site parking. 

Table 5.1-1 of the Final Environmental Impact RepOli includes additional analysis demonstrating 
the Project's consistency with the General Plan's Mobility Element. 

The Economic Prosperity Element of the General Plan includes policies intended to ensure that 
the economy grows in ways that strengthen the City of San Diego's industries. General Plan 
Policy EP-A.1 of the Economic Prosperity Element encourages the protection of base sector uses 
that provide quality job opportunities and the preservation ofland designated for industrial uses in 
the community plans. The Project proposes construction of a church and related facilities on land 
that is not zoned for industrial or base sector uses but rather residential uses. The Project will 
provide temporary employment opportunities as the different phases are constructed over time 
and permanent employment for a limited number of church employees. Social activities at the 
Site also will generate a limited amount of economic activity in the future, but the Project 's main 
purpose is to provide for a faci lity that accommodates religious worship and preservation of 
traditional Armenian values, as well as promotes cultural awareness. 

General Plan Policy EP-B.l states that effOlis should be made to increase the vitality of 
commercial areas and provide goods and services that are accessible to residents. The Site on 
which the Project will be developed is not designated for commercial use or adjacent to other 
commercial uses. None of the economic activities or development of commercial and retail uses 
contemplated in the General Plan will be affected by development of the Project. 

Table 5.1 -1 of the Final Environmental Impact Report includes additional analysis demonstrating 
the Proj ect' s consistency with the General Plan's Economic Prosperity Element. 

The Conservation Element of the General Plan contains policies to guide the conservation of 
resources that are fundamental components of the City of San Diego's environment, which help 
define the City of San Diego's identity, and that are relied upon for continued economic 
prosperity. General Plan Policy CE-A.8 of the Conservation Element promotes the reduction of 
construction and demolition waste in accordance with Public Facilities Element or by renovating 
or additions to existing buildings. The Project will comply with City of San Diego ' s regulations 
concerning construction and demolition waste as described in the Conceptual Waste Management 
Plan for the St. John Garabed Armenia Church, attached to the Final Environmental Impact 
Report as Appendix J. General Plan Policy CE-A.1 0 encourages inclusion of features in buildings 
to facilitate recycling of waste. The Project will include and clearly identify refuse and recycled 
waste areas as is more fully described in the Conceptual Waste Management Plan. 

General Plan Policy CE-A.11 requires implementation of a sustainable landscape design and 
maintenance. The majority of the species included in the landscape plan plant palette are native to 
the San Diego region, are drought tolerant, and require minimal supplemental irrigation. Drought 
tolerant plants will be used and represent ninety percent of the total developed landscape area. All 
planted areas will be served by an automatic ini.gation system designed and operated to minimize 
water use. Lawns will be limited to areas located between the cultural and educational facility 
and the youth center and will have an above average drought tolerance. 
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General Plan Policy CE-B.1 requires the protection and conservation oflandforms, canyon lands, 
and open spaces that define the City of San Diego 's urban form, provide views/vista, serve as 
core biological areas and wildlife linkages, are wetland habitats, provide buffers within and 
between communities, or provide outdoor recreation activities. The majority of Project 
development will occur on the disturbed mesa located west of Gonzales Canyon. The Proj ect 
proposes to develop approximately 4.23 acres of the Site and preserve the remaining 
approximately nine acres of the Site. The Project includes a MHP A Boundary Line Adjustment. 
The Project will restore 1.76 acres of upland, wetland and transitional wetland habitat and 
enhancement of 0.19 acre of waters of the U.S. within Multi-Habitat Planning Area in Gonzales 
Canyon. The MPHA Boundary Line Adjustment and Restoration Plan have been approved by the 
Wildlife Agencies. Implementation of the Restoration Plan will enhance the long term habitat 
value of Gonzalez Canyon by providing wildlife with greater cover and structural diversity. There 
are no jurisdictional wetlands within the Project's proposed development footprint. Project 
development will occur along the edges of functional open space of Gonzales Canyon and will 
not conflict with wildlife movement or other key functions of designated open space. 

Table 5.1-1 of the Final Environmental Impact RepOli includes additional analysis demonstrating 
the Project's consistency with the General Plan's Conservation Element. 

The Noise Element of the General Plan provides goals and policies to guide compatible land uses 
and incorporates noise attenuation measures for new uses to protect people living and working in 
the City of San Diego from an excessive noise enviromnent. General Plan Policy NE-A.1 ofthe 
Noise Element promotes the separation of excessive noise generating uses from residential and 
other noise-sensitive uses with sufficient spatial buffer of less sensitive uses . The primary 
existing and future noise sources at the Site is vehicular traffic on EI Camino Real. Traffic noise 
is not anticipated to generate excessive noise at Project buildings. In addition, an existing 
church is located west of the Site and east of EI Camino Real, which suggests that noise 
generated by existing traffic would not adversely affect occupants of the Project buildings as 
the existing church will shield the Site from any potential excessive noise. The Project also will 
comply with Title 24 of the California Code of Regulations, which requires a specified amount 
of noise attenuation in order to achieve acceptable indoor noise levels. 

General Plan Policy NE-A.2 provides for the appropriateness of proposed developments relative to 
existing and future noise levels to minimize the effects on noise-sensitive land uses. The Project 
proposed a religious use which is compatible from a noise perspective with the existing adjacent 
residential and church uses. Once constructed, the Project will generate low level noises associated 
with the church and complimentary buildings on the Site, which will not result in unacceptable noise 
impact to the adjacent church or adjacent residential developments. The majority ofthe religious uses 
on the Site will occur indoors and not require outdoor sound arnplification. The Project's difference 
in elevation, setback and intervening vegetation and structures provide noise attenuation to 
Gonzalez Canyon. Construction activities associated with the Project will comply with 
established City of San Diego limits regarding hours of operation for non-emergency 
construction. The Project also will comply with the requirements set forth in the City of San 
Diego's Noise Ordinance. 

Table 5. 1-1 of the Final Enviromnental Impact RepOli includes additional analysis demonstrating 
the Project's consistency with the General Plan's Noise Element. 
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The North City Future Urbanizing Area Framework Plan includes the following chapters: 
Framework Plan Overview, Framework Plan Implementation, Land Use, Urban Design, Open 
Space, TranspOliation, Affordable Housing and Housing for Persons with Special Needs, and 
Public Facilities Needs and Financing. The goals and objectives of each of the elements that 
are relevant to the project are discussed below. 

The Land Use Element of the North City Future Urbanizing Area Framework Plan proposes to 
create a pattern of land use and conservation that is clearly distinguishable from sUlTounding 
neighborhoods and that fosters appealing and enjoyable neighborhoods and business districts. 
Additional guiding principles include limiting adverse impacts on surrounding communities by 
providing needed public facilities within the North City Future Urbanizing Area Framework 
Plan and including public facilities in the North City Future Urbanizing Area Framework Plan 
that meet the needs of residents and provide for convenience and community identity. 

The Site's designated land use is Very Low-Density Residential and Environmental Tier. 
According to Table 3.3-B of the NOli h City Future Urbanizing Area Framework Plan, compatible 
activities within the Very Low-Density Residential land use category include, among other 
activities, places of religious assembly, which is the use proposed by the Project. General Plan 
Policy 3.1 e requires that "facilities for non-automobi le travel" be provided and General Plan 
Policy 3.1 f states that adverse impacts to sUl1'0unding communities should be avoided by 
providing necessary public facilities consistent with the time of need for such facilities . The 
Project is adjacent to El Camino Real, a four-lane major with a raised median, parkway and 
sidewalk along the easterly side, and Class II bicycle lanes on both sides, which trends in a 
nOlih/south in the North City Future Urbanizing Area Framework Plan. EI Camino Real connects 
to other major east/west circulation element roadways, Via de la Valle to the north and Del Mar 
Heights Road to the south. EI Camino Real is pedestrian accessible with sidewalks on the 
Proj ect 's side of the roadway and Class II bicycle lanes along both sides of the roadway. As 
indicated in Chapter 5.8 Transportation and Parking in the FEIR, with the addition of Proj ect 
traffic, all of the roadway segments and intersections in the vicinity of the Proj ect, as well as the 
Project' s driveway access off of El Camino Real, will function at acceptable levels of service. At 
present, the Site is not served by the MTS or any bus or train routes. The Project does not propose 
any alterations to the existing roadway networks planned in the North City Future Urbanizing 
Area Plan Framework Plan and will not negatively impact the continued use ofthe sidewalk and 
bicycle paths. 

General Plan Policy 3.4h of the North City Future Urbanizing Area Framework Plan 
specifically indicates that sites along EI Camino Real are "less suitable for residential use than 
for public and semi-public uses that are also allowed." The majority of development associated 
with the Project will occur on the western mesa pOliion of the Site that is designated VelY Low­
Residential. A pOliion of the proposed access driveway alignment will traverse lands designated 
Multiple Habitat Planning Area. The Site has no access other than by crossing the Multiple Habitat 
Planning Area lands. In addition, the Project would, with the exception of the deviation for the 
proposed youth center building, comply with the rear yard setbacks of the AR-1-1 zone. 

Table 5.1.2 ofthe Final Environmental Impact Report includes additional analysis demonstrating 
the Project ' s consistency with the North City Future Urbanizing Area Framework Plan 
Framework Plan's Land Use Element. 
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The Urban Design Element of the North City Future Urbanizing Area Framework Plan builds 
on citywide policies of the General Plan. The goal of this element is to develop communities 
with densities that promote pedestrian activity, transit use, urban character, mixed use 
development, and accessible public places. 

General Plan Policy 4. 7d states that "clear pedestrian linkages" and a trail system for walking, 
biking, and jogging should be developed." The Project is adjacent to El Camino Real, a four­
lane major with a raised median, parkway and sidewalk along the easterly side, and Class II 
bicycle lanes on both sides, which trends in a north/south in the North City Future Urbanizing 
Area Framework Plan. El Camino Real COlmects to other major east/west circulation element 
roadways, Via de la Valle to the north and Del Mar Heights Road to the south. El Camino Real is 
pedestrian accessible with sidewalks on the Project's side of the roadway and Class II bicycle 
lanes along both sides of the roadway. The Project does not propose any alterations to the existing 
roadway networks planned in the NOlih City Future Urbanizing Area Framework Plan and will 
not negatively impact the continued use of the sidewalk and bicycle paths. The Project proposes 
the introduction and recognition of traditional Armenian Church architecture in the City of San 
Diego, which will provide visual diversity along El Camino Real. 

General Plan Policy 4.8c states "lot lines shall not enter, in£i-inge upon, or be made part of any 
pOliion ofthe environmental tier." The Project's only impact to land designated as Multi-Habitat 
Planning Area is that necessary to provide an access driveway to the Site. General Plan Policy 
4.10h and General Plan Policy 4.1 Oi state that "mass grading should be avoided" and 
"development adjacent to ridges and bluffs shall minimize visual impacts to these topographic 
features through setbacks and landscaping." As indicated above, the majority of the Project will 
be located on the existing western mesa, thus avoiding the need for mass grading of the Site. 
The Project will grade 4.23 acres of the 13.4 acre site and grading will be limited to areas 
previously disturbed for agricultural uses with the exception of that area needed to create 
physical access from the public right-of-way into the site. 

General Plan Policy 4.1 Oi proposes that "structures located within the view" of the San Dieguito River 
Park "if within 200 feet vertically and fifty feet horizontally of a ridgeline, shall be set back and be 
low in profile so as not to be visually prominent £i-om the future park." With the exception of the 
proposed youth center building, which is not the tallest component of the Project and for which 
a deviation is being approved, the rear yard setback requirements of the AR-1-1 zone will be 
met. As discussed in Chapter 5.9 of the Final Enviromnental Impact RepOli, the Project's 
landscaping and use of compatible construction materials will minimize visual impacts from the San 
Dieguito River Park. FUliher, the Project buildings will not impact views of the ridgelines ofland 
fonns in the distance when the Project is viewed £i-om vantage points within the community. 

Table 5.1 -2 of the Final Enviromnental Impact Report includes additional analysis demonstrating 
the Project's consistency with the North City Future Urbanizing Area Framework Plan's Urban 
Design Element. 

The Open Space Element of the NOlih City Future Urbanizing Area Framework Plan encourages 
preservation of open space areas that separate and give fonn to developed areas, providing a 
visual break and oPPOliunity for recreational pursuits. The North City Future Urbanizing Area 
Framework Plan remained largely undeveloped while sUlTounding areas became urbanized due to 
its ilTegular and varied topography and high natural resource value_ Retention of these qualities is 
a key objective of the Open Space Element. The Open Space Element identifies lands to be 
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retained in permanent open space and establishes principles for sensitive treatment of natural 
features in development areas. 

General Plan Policy 5.la requires the creation of the "enviromnental tier, an interconnected, 
viable system of natural open space that serves to protect and conserve cultural resources, flora, 
and fauna that occur in the North City Future Urbanizing Area Framework Plan." Policies 5.le 
and 5.2a allow for a refinement of the enviromnental tier shown in the NOlih City Future 
Urbanizing Area Framework Plan based on detailed land use and project planning. The 
delineation of Multi- Habitat Planning Area across the Site and in the immediate vicinity 
establishes a viable system of open space. The Multi-Habitat Planning Area boundary line 
adjustment has been approved by the Wildlife Agencies based on a-site specific analysis of 
biological values including habitat, covered species, preserve configuration and management, 
and wildlife con'idor linkage. The revised delineation of open space on the Site, the proposed 
church use, and the clustered Project design on the least sensitive portion of the Site is consistent 
with the intent ofthe North City Future Urbanizing Area Framework Plan to preserve open space 
and more specifically, with the intent of the Multi-Habitat Planning Area designation. The 
Project's structures will not be located in Gonzales Canyon but rather will be located on the western 
mesa pOliion of the Site, which is the least enviromnentally sensitive portion of the Site. In 
exchange for developing more than twenty-five percent of the project site, the Proj ect will restore 
1.76 acres of upland, wetland and transitional wetland habitat and enhancement of 0.1 9 acre of 
waters of the U.S. within the on-site MHPA in Gonzales Canyon pursuant to a Restoration Plan 
approved by the Wildlife Agencies. 

General Plan Policy 5.lc and General Plan Policy 5.2e recommend preservation of floodplains with 
the least amount of alteration of natural drainage patterns as possible to minimize impacts to 
downstream properties. Although approximately 56 percent of the Site is located in the l Oa-year 
floodplain, the western mesa pOliion of the Site on which the church and accessory structures will 
be located is outside of the lOa-year floodplain. Development in the floodplain and grading 
activities on sloping terrain will be limited to construction of the access road. 

Concentrating development to the disturbed, western mesa portion of the proj ect site will 
minimize impacts to sensitive habitat, drainage, and those portions of the Site mapped as MHP A. 
Finally, consistent with Policies 5.1a, 5.2a, and 5.3a, the Project will develop approximately 4.23 
acres of the Site, approximately thiliy-one percent, and preserve approximately nine acres 
pursuant to a covenant of easement. 

Table 5.1 -2 ofthe Final Enviromnental Impact Report includes additional analysis demonstrating 
the Project' s consistency with the North City Future Urbanizing Area Framework Plan's Open 
Space Element. 

The Transportation Element of the NOlih City Future Urbanizing Area Framework Plan promotes 
a "multimodal transportation system" because road connections in and out of the North City 
Future Urbanizing Area Framework Plan are limited and existing congestion in surrounding 
communities limits the intensity of development. "Two transpOliation obj ectives have strongly 
influenced the design of the North City Future Urbanizing Area Framework Plan. First is the need 
to limit traffic impacts in adjoining neighborhoods. Second is the need to accommodate densities 
and land use patterns suppOliive of transit usage and promote walking and bicycle usage." 
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General Plan Policy 6.1 a requires the design and construction of a "transportation system so that 
it will not result in severe impacts to adjoining communities." General Plan Policy 6.4a requires 
development projects to "emphasize facilities for pedestrians and bicycles that are safe, direct and 
attractive." As discussed above, the Project is adjacent to EI Camino Real, a four-lane major with 
a raised median, parkway and sidewalk along the easterly side, and Class II bicycle lanes on both 
sides, which trends in a north/south in the North City Future Urbanizing Area Framework Plan. 
EI Camino Real connects to other major east/west circulation element roadways, Via de la Valle 
to the north and Del Mar Heights Road to the south. EI Camino Real is pedestrian accessible with 
sidewalks on the Project's side of the roadway and Class II bicycle lanes along both sides of the 
roadway. As indicated in Chapter 5.8 Transportation and Parking in the FEIR, with the addition 
of Project traffic, all ofthe roadway segments and intersections in the vicinity of the Project, as 
well as the Project's driveway access off ofEI Camino Real, will function at acceptable levels of 
service. At present, the Site is not served by the MTS or any bus or train routes. The Project does 
not propose any alterations to the existing roadway networks planned in the North City Future 
Urbanizing Area Framework Plan and will not negatively impact the continued use of the 
sidewalk and bicycle paths. 

With the approval of the Conditional Use Permi t, Site Development Pennit, and Planned 
Development Permit for the Project, as well as the approval of the Multi-Habitat Planning Area 
Boundary Line Adjustment, the Proj ect will be consistent with the policies contained in the 
City of San Diego's adopted General Plan and North City Future Urbanizing Area Framework 
Plan. As a result, the Proj ect 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 St. Jolm Garabed Church Project (Project) is a multi-phase proj ect consisting of an 8,740 
square foot , 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11 ,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.41 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Proj ect also 
includes a ShOli access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a pOliion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed land on the mesa 
top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife con-idor in the City of San Diego's Multiple Species Conservation Program. 

The Project will not be detrimental to public health, safety and welfare because the pennit 
controlling the development and continued use of the proposed project for this site contains 
specific conditions addressing the project compliance with the City of San Diego's codes, 
policies, regulations and other regional, state, and federal regulations to prevent detrimental 
impacts to the health, safety and general welfare of persons residing and/or working in the area. 
Conditions of approval require compliance with several operational constraints and development 
controls, the review of all construction plans by professional staff to detennine construction will 
comply with all regulations and the inspection of construction to assure construction pelmits are 
implemented in accordance with the approved plans and the final construction will comply with 
all regulations and assure the continued health, safety and general welfare of persons residing or 
working in the area. Therefore the proposed development will not be detrimental to public health, 
safety and welfare. 
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3. The proposed development will comply with the r egulations of the Land Development Code, 
including any allowable deviations pursuant to the Land Development Code. 

The Project is a multi-phase project consisting of an 8,740 square foot, 350-seat church, an 
18,090 square foot multi-purpose, two-story hall with a main assembly area and church offices, 
an 11,010 square foot two-story cultural, educational, and religious instruction facility, and a 
13,840 square foot youth recreational facility. All buildings will be consistent in architectural 
style and construction. The Project also includes a sholi access driveway, 176 associated surface 
parking spaces, on-site landscaping, and restoration of environmentally sensitive lands on a 
portion of the Site that is within the Multi-Habitat Planning Area. The Site is cunently designated 
by the City of San Diego's Municipal Code as AR -1 -1, which requires minimum ten-acre lots, 
establishes a base structure height of thiliy feet , a minimum side yard setback of twenty feet, and 
a minimum rear yard setback of twenty-five feet. While the underlying AR -1-1 zone 
accommodates a wide range of agricultural uses and the development of single dwelling unit 
homes at a very low density, churches and places of religious assembly are permitted subj ect to 
approval of a Conditional Use Permit. 

The base maximum height for structures in the AR -1-1 zone is thiliy feet and, as proposed, the 
maximum height of the church dome is 85 feet above finish grade and the dome will be topped by 
a cross that is 93 feet above finish grade, or 98 feet above the lowest adjacent existing grade. In 
addition, the maximum height of the multi-purpose hall will be foliy feet above finish grade or 41 
feet, 9 and 112 inches above the lowest point of the lowest existing adjacent grade. Section 
131.0344 of the San Diego Municipal Code establishes that structures may exceed the thiliy foot 
height limit if the front, side, and rear setbacks ofthe propeliy are each increased by ten feet for 
each ten feet, or pOliion thereof, of structure height above thirty feet, except as limited by the 
regulations in Chapter 13, Article 2 (Overlay Zones). As proposed, the Project is consistent with 
the regulations of the San Diego Municipal Code relating to the maximum structure height 
allowed at the Site. As proposed, the church building will have a front yard setback of the 170 
feet where 25 feet is required, will have a rear yard setback of 490 feet where 25 feet is required 
and will have a side yard setback of 88 feet where 20 feet is required. As proposed the multi­
purpose hall building will have a front yard setback of 325 feet, will have a rear yard setback of 
290 feet where 25 feet is required and will have a side yard setback of 34 feet where 20 feet is 
required. Therefore, the church building and multi-purpose hall building exceeds the required 
minimum fi'ont, rear and side yard setbacks. Therefore, pursuant to Section 131.0344 ofthe San 
Diego Municipal Code, the maximum permitted structure height on the proposed church building 
is 98 feet which represents the base maximum height of thiliy feet of the AR -1-1 zone plus an 
additional 68 feet attributed to the proposed side yard setback of 88 feet, 68 feet greater than the 
minimum twenty foot side yard setback. In addition, the maximum pelmitted structure height on 
the proposed multi-purpose hall site is 41 feet, 9 & one half inches which represents the base 
maximum height ofthiliy feet of the AR-l -1 zone plus an additional 11 feet,9 & one half inches 
attributed to the proposed side yard setback of 34 feet, 1 inch, 14 feet, 1 inch over the minimum 
twenty foot side yard setback. Therefore, the Project is consistent with the maximum pennitted 
height of structures associated with the underlying AR-1-1 zone. 

The cultural and education building will have a side yard setback of 13 feet and a rear yard 
setback of 145 feet. The youth center building will have a side yard setback of 5 feet and a rear 
yard setback of 5 feet. Under the AR -1-1 zone, the minimum front yard setback is twenty-five 
feet, the side yard setback is twenty feet and the minimum rear yard setback is twenty-five feet. 
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The AR-l -l zone minimum setbacks are most relevant if the proposed development is low 
density residential on minimum ten-acre lots, but is less relevant when siting a selies of stmctures 
comprising integrated church buildings in a cluster to preserve sensitive habitat elsewhere on the 
Site. As a result, the Proj ect is requesting a deviation for the cultural/education building side yard 
setback and a deviation for the youth center building side yard setback and rear yard setback. As 
discussed above, the Proj ect is located on the least environmentally sensitive p0l1ion ofthe Site, 
which is a mesa that nalTOWS at certain locations, while preserving the remained of the Site as 
open space. The nalTowness of the mesa portion of the Site and the desire to minimize impacts to 
environmentally sensitive habitat make it difficult to achieve the minimum side yard and back 
yard setbacks while developing the Proj ect. 

The requested side yard setback deviations will not create physical environmental impacts or 
potential land use conflicts because the side yards in question occur between the Proj ect's 
church facilities or an open space area adj acent to residential development. The youth center 
building is more than 480 feet from the residential development or contrasting land uses. 
Lastly, the requested deviation from the minimum rear yard setback at the proposed youth 
center building will not result in physical environmental impacts, as it will occur at one corner 
of the youth center and the remaining rear facade of the youth center will be screened by 
landscaping in order to provide a visual and access buffer to Gonzales Canyon. Based on the 
above analysis, the Project will comply with the regulations of the Land Development Code, 
including the two proposed deviations as allowed through the approval of a Planned 
Development Pennit, pursuant to the Land Development Code. 

SUPPLEMENTAL FINDINGS - SECTION 126.0S04(b): ENVIRONMENTALLY SENSITIVE 
LANDS 

1. The site is physically suitable for the design and siting of the proposed development and the 
development will result in minimum disturbance to environmentally sensitive lands. 

The St. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot , 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices , an 11 ,010 square foot two-story cultural, educational, and 
religious instmction facility, and a 13,840 square foot youth recreational facility on a l3.4 1 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of enviromnentally sensitive lands on a portion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
top and not within the adj acent Gonzalez Canyon, which is considered a maj or habitat 
linkage/wildlife corlidor in the City of San Diego's Multiple Species Conservation Program. 

The Project development will occur on a mesa along the edges of functional open space of 
Gonzales Canyon on the portion of the Site that is the least environmentally sensitive and will not 
conflict with wildlife movement or other key functions of the adjacent, designated open space. 
The portion of the Site on which the Project is located is physically suited for the Project because 
it is the flattest portion of the Site and will not require extensive grading or fi lling, does not 
contain significant environmentally sensitive habitat, and as discussed in Supplemental Finding 
No.2 below, is geologically appropliate for the Proj ect. The pelmanent impacts associated with 
development of the Project include 4.22 acres of disturbed land, which includes aglicultural land, 
and 0.01 acre of coastal sage scrub. Temporary Proj ect impacts include 0.10 acre ofland 
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associated with grading of a previously graded slope for the access dliveway and installation of a 
drainage pipeline, of which 0.08 acre is disturbed land and 0.02 is coastal sage scrub. This area 
will be revegetated with native species. With the approval of the Multi-Habitat Planning Area 
Boundary Line Adjustment as discussed above, the Project will appropriately implement the 
policies of the Multiple Species Conservation Program. In exchange for developing the Site, 1.76 
acres of disturbed habitat/agricultural lands in Gonzales Canyon will be restored which will 
enhance the quality of existing MHP A. 

The Project required the submission of several technical repOlts prepared by individuals licensed 
by the state to practice in their technical specialty. These technical repOlts were reviewed by city 
staff also licensed by the state to practice in their technical specialty. The applicant submitted a 
Geotechnical Update Evaluation prepared by Geosoils, Inc. dated April 24, 2013, a Conceptual 
Grading/Drainage Plan prepared by Leppert Engineering Corporation, dated June 6,2011, revised 
April 26, 2013 , and a BMP/Erosion Control Plan prepared by Leppert Engineering Corporation, 
dated June 6, 2011 , revised April 26, 2013 , a Water Quality Technical RepOlt and a preliminary 
Drainage Study prepared by Leppelt Engineering Corporation, a Cultural and Paleontological 
Resources Survey RepOlt prepared by Adam Giacinto, MA, RP A, and Micah Hale, Ph.D, RPA, a 
Phase II Archaeological Evaluation of CA-SDI-20031 prepared by Joshua Dunn, MA, RPA, 
Adam Giacinto, MA, RP A, Micah Hale, Ph.D, RP A, Nicholas Hanten and Brad Comeau, MSc, 
RP A, and a Biological Resources Technical Report prepared by Anita Hayworth, Ph.D. Review 
of these teclmical repOlts which when considered together indicates the Site is physically suitable 
for the design and siting of the proposed development and the development will result in 
minimum disturbance to environmentally sensitive lands. 

Therefore, the Site is physically suitable for the design and siting of the Project and the Project 
will result in minimum disturbance to environmentally sensitive lands. 

2. The proposed development will minimize the alteration of natural landforms and will not 
result in undue risk from geologic and erosion forces, flood hazards, or fire hazards. 

The St. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.41 acres 
site (Site) . All buildings will be consistent in architectural style and construction. The Proj ect 
also includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, 
and restoration of environmentally sensitive lands on a portion of the Site that is within the City 
of San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the 
mesa top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife conidor in the City of San Diego's Multiple Species Conservation Program. 

The Project will be developed on the relatively flat mesa portion of the Site thus minimizing the 
need for extensive grading or fill activities. The Project will require only 5,200 cubic yards of 
balanced cut and fill in order to prepare the area of the Site on which the buildings will be 
located. The applicant submitted a Geotechnical Update Evaluation prepared by Geosoils, Inc. 
dated April 24, 2013 . The Site is located within Geologic Hazard CategOlies 31 (High 
Liquefaction Potential - shallow groundwater, major drainages, hydraulic fills) , and 52 (Level 
Mesas - underlain by ten"ace deposit and bedrock, nominal risk) on the City of San Diego ' s 
Seismic Safety Study, Geologic Hazards and Faults Glid Tile 42 (City of San Diego 2008a). The 
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Project itself, however, is located outside of the Site's saturated alluvial soils susceptible to 
eatihquake induced liquefaction. No known faults cross the Site or are in the immediate vicinity 
of the Site. The GeoSoils Geotechnical Investigation (2011) prepared for the Site indicated that 
the potential for landslides to affect the Project is considered low. Adherence to the 
recommendations in the site specific geoteclmical investigation and the San Diego Municipal 
Code will eliminate any potential problems associated with geologic conditions. 

The Water Quality Technical Report for the st. John Gat'abed Annenian Church (2013a) and the 
Drainage Study for the St. John Gat'abed Armenian Church (2013) indicate that with the 
implementation of the described Best Management Practices, the Project will not result in 
significant impacts to drainage, erosion, or water quality even though it will alter the drainage of 
the Site. The applicant's consultant submitted a Conceptual Grading/Drainage Plan prepared by 
Leppert Engineering Corporation, dated June 6, 2011, revised April 26, 2013, and a BMP/Erosion 
Control Plan prepared by Leppert Engineering Corporation, dated June 6, 2011, revised April 26, 
2013 , and a Water Quality Technical Report and a preliminary Drainage Study prepared by 
Leppeli Engineering Corporation. The Project buildings are all located on the mesa pOliion of the 
Site, which is not located within the 1 OO-year floodplain. The Project access driveway aligmnent, 
however, briefly traverses the 1 OO-year floodplain. As a result, the driveway will be constructed 
above grade and impacted sloping terrain will be built up, recontoured to match existing 
topography, and revegetated with an appropriate native species mix. 

Construction of the Proj ect will be pursuant to the Unifonn Building, Fire, Plumbing, Electlical, 
and Mechanical Codes. Finally, the Project is located within the City of San Diego's "Official 
Very High Fire Hazard Severity Zone," The applicant's consultant submitted a Fire Fuel Load 
Model Report (201 2) and Brush Management Plan prepared for the Project demonstrate that 
through on site brush management the Project can satisfy the alternative compliance requirements 
of the City of San Diego. The Fire Fuel Load Model Report was reviewed by the San Diego Fire 
Department, Deputy Fire Marshal, who concluded the proposed Project would not result in an 
undue risk from fire hazards. In addition, the Project will fund ongoing maintenance of brush 
management zones, structures will be designed according to the latest ignition resistant codes for 
high fire severity zones, access to the Site will accommodate access by fire apparatus and 
emergency vehicles, and adequate water capacity will be provided as required by the applicable 
codes. 

The Project, therefore, will minimize the alteration ofnaturallandfonns and will not result in 
undue risk from geologic and erosion forces, flood hazards, or fire hazards. 

3. The proposed development will be sited and designed to prevent adverse impacts on any 
adjacent environmentally sensitive lands. 

The st. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural , educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.41 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project also 
includes a shOli access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of enviromnentally sensitive lands on a portion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
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top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife corridor in the City of San Diego 's Multiple Species Conservation Program. 

The Site is located adjacent to open space to the nOlih and east, residential uses to the south, and 
an existing church to the west. Project development will occur on a mesa along the edges of 
functional open space of Gonzales Canyon that is the least environmentally sensitive and will not 
conflict with wildlife movement or other key functions of the adjacent, designated open space on 
adjacent environmentally sensitive lands. The mesa pOliion of the Site where the Project is 
located is at a higher elevation and over 400 feet to the southwest of Gonzales Canyon, thus 
providing spatial separation from the wildlife movement corridor. The Project will restore 1.76 
acres of disturbed habitatlagriculturallands in Gonzales Canyon, which will enhance the quality of 
the on-site environmentally sensitive lands in the MHP A. The potential indirect impacts to 
adjacent enviromnentally sensitive lands resulting from the construction of the Project will be 
addressed by Best Management Practices to address erosion and runoff and preparation of a 
Storrnwater Pollution Prevention Plan. Project mitigation measures will also address potential 
Project impacts associated with lighting, need for barriers and fencing, restriction of invasive 
plants, brush management, and construction noise to reduce such potential impacts to adjacent 
enviromnentally sensitive lands by requiting compliance with the City of San Diego 's Multiple 
Species Conservation Program Land Use Adj acency Guidelines. The proposed development is 
allowed with the approval of the Multiple Habitat Planning Area boundary line adjustment and 
functional equivalency analysis and the Project will be consistent with the Environmentally Sensitive 
Land Regulations and with the Multiple Species Conservation Program which specifically allows for 
such a boundary line adjustment. 

Therefore, the Project will be sited and designed to prevent adverse impacts on any adj acent 
enviromnentally sensitive lands . 

4. The proposed development will be consistent with the City of San Diego's Multiple Species 
Conservation Program (MSCP) Subarea Plan. 

The St. John Gat'abed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot , 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on-a 13.41 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project 
also includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, 
and restoration of enviromnentally sensitive lands on a portion of the Site that is within the City 
of San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the 
mesa top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife corridor in the City of San Diego's Multiple Species Conservation Program. 

With the approval of the MHP A boundary line adjustment and functional equivalency analysis, the 
Project will be consistent with the Environmentally Sensitive Land Regulations and with the Multiple 
Species Conservation Program which specifically allows for such a boundary line adjustment. A 
Preserve Boundary Adjustment and Functional Equivalency Analysis were conducted for the 
Project and approved by the Wildlife Agencies. The analysis ofthe relationship ofthe Project to 
the Multiple Species Conservation Program included an analysis ofthe effects of the Project on 
long-tenn conservation of biological resources since a primary purpose of the Multiple Species 
Conservation Program is to assemble an open space preserve that will contribute to long-tenn 
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conservation of biological resources within southwestern San Diego County. The Project 
applicant worked diligently with the City of San Diego and the Wildlife Agencies to provide the 
best design of the Project in an effOli to meet the goals of the Project while still meeting the 
requirements of the Multiple Species Conservation Program. The Project will provide an 
exchange of land that significantly increases the biological functions and values of the Site 
through restoration and enhancement of the on-site wetlands and wildlife conidor in Gonzales 
Canyon. 

The proposed access location minimizes impacts to the greatest extent feasible to the MHP A and 
impacts are located within the least sensitive area of the Site. If the Project were not built, the 
MHP A boundary line adjustment and associated restoration would not be implemented nor would 
the MHPA conserved via a covenant of easement and existing agricultural activities within the 
MHP A would be allowed to continue. 

As required by the City of San Diego ' s Multiple Species Conservation Program Land Use 
Adjacency Guidelines, Project mitigation measures also address potential Project impacts 
associated with lighting, need for barriers and fencing, restriction of invasive plants, brush 
management, and construction noise to reduce potential impacts to adjacent enviromnentally 
sensitive lands. 

Therefore, the Proj ect will be consistent with the City of San Diego' s Multiple Species 
Conservation Program Subarea Plan. 

5. The proposed development will not contribute to the erosion of public beaches or adversely 
impact local shoreline sand supply. 

The St. John Gat'abed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foo t multi-purpose, two-story hall with a main 
assembly area and church offices, an 11 ,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13 ,840 square foot youth recreational facility on a 13.41 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project 
also includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, 
and restoration of environmentally sensitive lands on a pOliion of the Site that is within the City 
of San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the 
mesa top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife con'idor in the City of San Diego's Multiple Species Conservation Program. 

The Project is located approximately two miles from the coast and the Pacific Ocean. In addition, 
the Water Quality Technical Report for the st. John Garabed Annenian Church (20 13 a) and the 
Drainage Study for the st. John Garabed Annenian Church (2013) indicate that with the 
implementation of the described Best Management Practices, the Project will not result in 
significant impacts to drainage, erosion, or water quality even though it will alter the drainage of . 
the Site. In addition, the western mesa portion of the Site on which the church and accessory 
structures will be located is outside of the 1 OO-year floodplain. Development in the floodplain and 
grading activities on sloping terrain will be limited to construction of the access road. 

Therefore, the Proj ect will not contribute to the erosion of public beaches or adversely impact 
local shoreline sand supply. 
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6. The nature and extent of mitigation required as a condition of the permit is reasonably 
related to, and calculated to alleviate, negative impacts created by the proposed 
development. 

The st. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13 ,840 square foot youth recreational facility on a 13.41 acres 
site (Site). All buildings will be consistentin architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a portion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife con'idor in the City of San Diego's Multiple Species Conservation Program. 

The Final Environmental Impact Report prepared for the Project concludes the Project will result 
in potentially significant impacts to Land Use, Biological Resources, Paleontological Resources, 
and Visual and Neighborhood Character. Mitigation measures have been included in the 
Mitigation Monitoring and Reporting Program for the Project that specifically mitigate all of the 
potentially significant impacts with the exception of impacts to Visual Character and 
Neighborhood Character. Mitigation measures for impacts to Land Use and Biological Resources 
include revegetation of 0.1 0 acres ofland to compensate for the temporary impact to that land 
during construction, compliance with the City of San Diego 's Multiple Species Conservation 
Program Land Use Adjacency Guidelines to minimize impacts to adjacent environmentally 
sensitive habitat and birds during the breeding season. Potential impacts to Historical and 
Paleontological Resources will be mitigated by requiring monitoring during grading of the 
Project, a process for detennining significance in the event that historical or paleontological 
resources are uncovered during grading, and proper handling and curation of such resources. The 
unmitigable impact to Visual Character and Neighborhood Character is a function of the height of 
the church dome and steeple component of the Project. Although use of natural colored materials 
and landscaping will mitigate the visual impact from a distance, such Project features will not 
mitigate the height of the dome and steeple in the area immediately adjacent to the Site. A 
Reduced Height Alternative for the Project was rejected because it will not allow the Project to be 
developed consistent with the requirements of traditional Almenian religious architecture which 
emphasizes vertical rather than horizontal features. Best Management Practices and Low Impact 
Design measures will be implemented by the Project during grading, construction, and post 
development to avoid impacts to hydrology and water quality. Additionally, measures are 
included in the Project approvals to ensure that the Project occurs in accordance with the 
California Building Code and will, therefore, avoid the potential for impacts associated with a 
major seismic activity. 

Consequently, the nature and extent of mitigation required as a condition of the Project approvals 
is reasonably related to, and calculated to alleviate, negative impacts created by the Project. 
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PLANNED DEVELOPMENT PERMIT - SECTION 126.0604 

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

The St. John Gm'abed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13 Al acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a portion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
top and not within the adj acent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife corridor in the City of San Diego;s Multiple Species Conservation Program. The 
Proj ect will not adversely affect the applicable land use plan. For more infonnation refer to Site 
Development Pennit Finding No .1 above. 

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

The St. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot , 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,01 0 square foot two-story cultural, educational, and 
religious instruction faci lity, and a 13,840 square foot youth recreational facility on a 13A1 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Proj ect also 
includes a shoti access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a portion of the Site that is within the City of 
San Diego ' s Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
top and not within the adj acent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife conidor in the City of San Diego's Multiple Species Conservation Program. The 
Proj ect will not be detrimental to the public health, safety, and welfare. For more information 
refer to Site Development Pennit Finding No.2 above. 

3. 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 appropr iate 
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 St. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11 ,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13 A l acres 
site (Site). All buildings will be consistent in architectural style and construction. The Proj ect also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a portion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
top and not within the adj acent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife conidor in the City of San Diego's Multiple Species Conservation Program. 
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The approval of the deviations allows the Proj ect building to be located in the least 
environmentally sensitive area of the Site. Further, the side yard where one deviation is located is 
adjacent to open space required by the adjacent approved single family development and this 
open space will be deeded to the City of San Diego, thus there will be no buildings in close 
proximity to cultural and education building and youth center building. The cultural and 
education building will have a side yard setback of 13 feet and a rear yard setback of 145 feet and 
the youth center building will have a side yard setback of five feet and a rear yard setback of five 
feet. Under the AR -1-1 zone development regulations, the minimum side yard setback is twenty 
feet and the minimum rear yard setback is twenty-five feet. 

The AR-l - l zone minimum setbacks are most relevant if the proposed development is low 
density residential on minimum ten-acre lots, but is less relevant when siting a series of structures 
comprising integrated church buildings in a cluster to preserve sensitive habitat elsewhere on the 
Site. As a result, the Project is requesting a deviation for the cultural and education building side 
yard setback and a deviation for the youth center building side yard setback and rear yard setback. 
As discussed above, the Project is located on the least environmentally sensitive portion of the 
Site, which is a mesa that natTOws at certain locations, while preserving the remained of the Site 
as open space. The nanowness of the mesa portion of the Site and the desire to minimize impacts 
to environmentally sensitive habitat make it difficult to achieve the minimum side yard and back 
yard setbacks while developing the Project. The requested side yard setback deviations will not 
create physical environmental impacts or potential land use conflicts because the side yards in 
question occur between the Project's church facilities or an open space area adjacent to 
residential development. The youth center building is more than 480 feet from the residential 
development or contrasting land uses. Lastly, the requested deviation from the minimum rear 
yard setback at the proposed youth center building will not result in physical environmental 
impacts, as it will occur at one corner of the youth center and the remaining rear facade of the 
youth center will be screened by landscaping in order to provide a visual and access buffer to 
Gonzales Canyon. 

As proposed, the Project will result in a more desirable project than would be achieved if 
designed in strict confonnance with the development regulations of the applicable zone; and any 
allowable deviations that are otherwise authorized pursuant to the Land Development Code. For 
additional information refer to Site Development Permit Finding No. 3 above. 

CONDITIONAL USE PERMIT - SECTION 126.0305 

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

The St. John Gat'abed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11 ,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.41 aCres 
site (Site). All buildings will be consistent in architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a pOliion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. 
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The Project will not adversely affect the applicable land use plan. For more information refer to 
Site Development Permit Finding No.1 above. 

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

The St. John Garabed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.41 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a p0l1ion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. 

The Project will not be detrimental to the public health, safety, and welfare as discussed more 
fully in Site Development Permit Finding No. 2. The Project will not adversely affect the 
applicable land use plan. For more infOlmation refer to Site Development Pelmit Finding No. 2 
above. 

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

The st. John Gm'abed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11 ,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.4 1 acres 
site (Site). All buildings will be consistent in architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a p0l1ion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. 

The Project will comply with the regulations of the Land Development Code including any 
allowed deviations pursuant to the Land Development Code. For more infonnation refer to Site 
Development Permit Finding No.3 above. 

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

The St. John Gm'abed Church Project (Project) is a multi-phase project consisting of an 8,740 
square foot, 350-seat church, an 18,090 square foot multi-purpose, two-story hall with a main 
assembly area and church offices, an 11,010 square foot two-story cultural, educational, and 
religious instruction facility, and a 13,840 square foot youth recreational facility on a 13.41 acres 
site (Site) . All buildings will be consistent in architectural style and construction. The Project also 
includes a short access driveway, 176 associated surface parking spaces, on-site landscaping, and 
restoration of environmentally sensitive lands on a p0l1ion of the Site that is within the City of 
San Diego's Multi-Habitat Planning Area. The Project is located on disturbed lands on the mesa 
top and not within the adjacent Gonzalez Canyon, which is considered a major habitat 
linkage/wildlife conidor in the City of San Diego's Multiple Species Conservation Program. 
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Development of the Project as a multi-phase project consisting of a 350-seat church, multi­
purpose, two-story hall with a main assembly area and church offices, a two-story cultural, 
educational, and religious instruction facility, and a youth recreational facility on the Site is 
appropriate as it consistent with the policies of the General Plan, NOlih City Future Urbanizing 
Area Framework Plan and complies with the requirements of the A 1-1 Zone Development 
Regulations, and other relevant sections of the Land Development Code, with appropriate 
deviations, as discussed more fully in Site Development Pennit Finding Numbers 1, 2 and 3, 
Supplemental Findings for Environmentally Sensitive Lands numbers 1,2, 3,4, 5, and 6 and 
Planned Development Pelmit Findings Numbers 1,2 and 3. For more infonnation refer to these 
Findings above. 

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 
Commission, Planned Development Pennit No. 862497, Site Development Permit No. 862495 and 
Conditional Use Pelmit No. 862494 is hereby GRANTED by the Planning Commission to the referenced 
Owner/Pelmittee, in the fonn, exhibits, terms and conditions as set forth in Permit Nos. 862497, 862495, 
862494 and 1132003 , a copy of which is attached hereto and made a part hereof. 

John S. Fisher 
Development Project Manager 
Development Services 

Adopted on: V27 - DATE OF APPROVAL 

Job Order No. 24001804 

Page 21 of 21 



RECORDING REQUESTED BY 
CITY OF SAN DIEGO 

DEVELOPMENT SERVICES 
PERMIT INTAKE, MAIL STATION 501 

WHEN RECORDED MAIL TO 
PROJECT MANAGEMENT 

PERMIT CLERK 
MAIL STATION 501 

INTERNAL ORDER NUMBER: 24001804 

Attaclm1ent 11 

SPACE ABOVE THIS LINE FOR RECORDER'S USE 

PLANNED DEVELOPMENT PERMIT No. 862497, SITE DEVELOPMENT PERMIT No. 
862495, CONDITIONAL USE PERMIT No. 862494 and MHPA BOUNDARY LINE 

ADJUSTMENT No. 1132003 
ST. JOHN GARABED PROJECT NO. 204283 [MMRP] 

PLANNING COMMISSION 

This Planned Development Pennit No. 862497, Site Development Permit No. 862495 , 
Conditional Use Pelmit No. 862494 and Multi-Habitat Planning Area Boundary Line 
Adjustment No. 11 32003 is granted by the Planning Commission of the City of San Diego to 
THE BOARD OF TRUSTEES OF THE ST. JOHN GARABED ARMENIAN APOSTOLIC 
CHURCH TRUST FUND, under Declaration of Trust Dated October 1, 2000, Owner/Pennittee, 
pursuant to San Diego Municipal Code [SDMC] section 126.0601, 126.0501 and 126.0301. The 
13.4 acre site is located at 13901 EI Camino Real in the AR-l - l Zone within the NCFUA 
Subarea IT area. The project site is legally desctibed as a POliion of the Northwest QUalier of 
Section 7, Township 14 South, Range 3 West, San Bemardino Meridian, in the City of San 
Diego, County of San Diego, State of Califomia, according to the plat thereof, and more 
particularly desctibed as follows: Parcel A as shown on Exhibit B per Lot Line Adjustment Plat 
No. U-15122, Certificate of Compliance recorded July 29,2010 as Instrument No . 2010-
03 84458 of Official Records. 

Subject to the telms and conditions set forth in this Pennit, pennission is granted to 
Owner/Pelmittee to construct a 350 (fixed) seat church, a 500 (portable) seat multi-purpose hall, 
a cultural and education building with classrooms for religious instruction, a youth center with 

,youth recreational facilities for a total of 51 ,680 square feet of building floor area, a deviation to 
required side and rear yard setbacks, grading, landscaping and minor improvements in the public 
tight-of-way described and identified by size, dimension, quantity, type, and location on the 
approved exhibits [Exhibit "A"] dated [INSERT Approval Date] , on file in the Development 
Services Department. 

The multiple phase project shall include: 
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a. a 350 (fixed) seat Church approximately 8,740 square feet, a 500 (pOliable) seat Multi­
purpose Hall approximately 18,090 square feet, a Cultural/Education building with 
classrooms for religious instruction approximately 11,010 square feet, a Youth Center 
with youth recreational facilities approximately 13,840 square feet for a total of 51 ,680 
square feet of building floor area, deviations to required side and rear yard setbacks, 
grading, landscaping and minor improvements; 

b. A deviation from LDC Section 131.0331 in three locations; specifically the 
Culture/Education building may observe a side yard setback of thirteen feet where 
twenty feet is required, the Youth Center building may observe a side yard setback of 
five feet where twenty feet is required and a five foot rear yard setback where twenty­
five feet is required; 

c. Landscaping (planting, in igation and landscape related improvements) ; 

d. Off-street parking; and 

e. Public and pIivate accessory improvements detennined 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 Pennit, and any other applicable regulations of the 
SDMC. 

STANDARD REQUIREMENTS: 

1. This pennit must be utilized within thirty-six (36) months after the date on which all rights 
of appeal have expired. This pennit expires on [ENTER EXPIRATION DATE]. If this pennit is 
not utilized in accordance with Chapter 12, Article 6, Division 1 of the SDMC within the 36 
month peIiod, this pennit 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 appropIiate decision maker. 

2. No pennit for the construction, occupancy, or operation of any facility or improvement 
descIibed herein shall be granted, nor shall any activity authoIized by this Pelmit be conducted 
on the premises until: 

a. The Owner/Pennittee signs and returns the Pennit to the Development Services 
Department; and 

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

3. While this Pennit is in effect, the subject property shall be used only for the purposes and 
under the tenns and conditions set forth in this Pennit unless otherwise authoIized by the 
appropIiate City decision maker. 
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4. This Permit is a covenant running with the subject propeliy and all ofthe 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 ofthis 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 Pelmit 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. In accordance with authorization granted to the City of San Diego £i'om the United States 
Fish and Wildlife Service [USFWS] pursuant to Section 10(a) of the federal Endangered Species 
Act [ESA] and by the California Depmiment ofFish and Wildlife [CDFW] pursuant to 
California Fish and Game Code section 2835 as part of the Multiple Species Conservation 
Program [MSCP], the City of San Diego through the issuance of this Permit hereby confers upon 
Owner/Permittee the status of Third Party Beneficiary as provided for in Section 17 of the City 
of San Diego Implementing Agreement [IA], executed on July 16, 1997, and on file in the Offi ce 
of the City Clerk as Document No. 00-18394. Third Party Beneficiary status is confelTed upon 
Owner/Pelm ittee by the City: (1 ) to grant Owner/Permittee the legal standing and legal right to 
utilize the take authOlizations granted to the City pursuant to the MSCP within the context of 
those limitations imposed under this Pennit and the lA, and (2) to assure Owner/Pelmittee that 
no existing mitigation obligation imposed by the City of San Diego pursuant to this Pennit shall 
be altered in the future by the City of San Diego, USFWS, or CDFW, except in the limited 
circumstances described in Sections 9.6 and 9.7 of the IA. If mi tigation lands are identified but 
not yet dedicated or preserved in perpetuity, maintenance and continued recognition of Third 
Party Beneficiary status by the City is contingent upon Owner/Permittee maintaining the 
biological values of any and all lands committed for mitigation pursuant to this Pelmit and of full 
satisfaction by Owner/Pennittee of mitigation obligations required by this Pennit, in accordance 
with Section 17.1D of the IA. 

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

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

10. All of the conditions contained in this Pennit have been considered and were detennined­
necessary to make the findings required for approval of this Permit. The Pelmit holder is 
required to comply with each and every condition in order to maintain the entitlements that are 
granted by this Pennit. 
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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/Pennittee shall have the right, 
by paying applicable processing fees, to bring a request for a new pelmit without the "invalid" 
conditions(s) back to the discretionary body which approved the Pelmit for a detennination by 
that body as to whether all of the findings necessary for the issuance of the proposed pelmit can 
still be made in the absence of the "invalid" condition(s). Such hearing shall be a hearing de 
novo, and the discretionary body shall have the absolute right to approve, disapprove, or modify 
the proposed permit and the condition(s) contained therein. 

11 . The Owner/Permittee shall defend, indemnify, and hold hannless 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 pennit including, but not limited to, any action to attack, set aside, void, 
challenge, or annul this development approval and any enviromn ental 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/Pelmittee 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/Pennittee regarding litigation issues, the City shall have the authOlity 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 payor perform any settlement unless such settlement is approved by Owner/Pennittee. 

12. This Permit may be developed in phases. All development shall be consistent with the · 
conditions and exhibits approved for each respective phase per the approved 
Exhibit "A." 

ENVIRONMENTAL/MITIGATION REQUIREMENTS: 

13. Mitigation requirements in the Mitigation, Monitoring, and RepOliing Program [MMRP] 
shall apply to this Pelmit. These MMRP conditions are hereby incorporated into this Permit by 
reference. 

14. The mitigation measures specified in the MMRP and outlined in Enviromnental hnpact 
'Report No. 240283, shall be noted on the constmction plans and specifications under the heading 
ENVIRONMENT AL MITIGATION REQUIREMENTS. 

15. The Owner/Pennittee shall comply with the MMRP as specified in Enviromnental hnpact 
Report No. 240283, to the satisfaction of the Development Services Department and the City 
Engineer. Prior to issuance of any constmction pennit, all conditions of the MMRP shall be 
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adhered to, to the satisfaction of the City Engineer. All mitigation measures described in the 
MMRP shall be implemented for the following issue areas: 

Land Use 
Biology Resources 
Historical Resources 
Paleontological Resources 

ENGINEERING REQUIREMENTS: 

16. The Owner/Pelmittee shall enter into an agreement with the City waiving the right to 
oppose a special assessment initiated for the constmction of flood control facilities and their 
perpetual maintenance. 

17. Prior to the issuance of any constmction pelm its, the OwnerlPermittee shall enter into a 
Maintenance Agreement for the ongoing permanent BMP maintenance, satisfactory to the City 
Engineer. 

18. Prior to the issuance of any constmction pennits, the Owner/Pennittee shall incorporate 
any constmction Best Management Practices necessary to comply with Chapter 14, Aliicle 2, 
Division 1 (Grading Regulations) of the San Diego Municipal Code, into the constmction plans 
or specifications, satisfactory to the City Engineer. 

19. Prior to the issuance of any constmction permits, the Owner/Pennittee shall incorporate 
and show the type and location of all post-constmction Best Management Practices (BMP's) on 
the final constmction drawings, in accordance with the approved Water Quality Technical 
RepOli, satisfactory to the City Engineer. 

20. The drainage system proposed for this development is private and subj ect to approval by 
the City Engineer. 

2l. All driveways and curb openings shall comply with City Standard Drawings SDG-163, 
satisfactory to the City Engineer. 

22. Any export material shall be discharged into a legal disposal site. The approval of this 
project does not allow the onsite processing and sale of the export material unless the underlying 
zone allows a constmction and demolition debris recycling facility with an approved 
Neighborhood Use Permit or Conditional Use Pennit per LDC Section 14l.0620(i). 

;23. Prior to the issuance of a building permit, the Owner/Permittee shall obtain a 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. 

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

25. 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 pelmit 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 pOliion of 
the propeliy covered by this grading pennit and by SWRCB Order No. 2009-009 DWQ, and any 
subsequent amendments thereto, shall comply with special provisions as set fOlih in SWRCB 
Order No. 2009-009 DWQ. 

GEOLOGY REQUIREMENTS: 

26. Prior to the issuance of any construction pennits, either grading or building pennits, the 
Owner/Pennittee 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 Development Services. 

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

LANDSCAPE REQUIREMENTS: 

28. Prior to issuance of construction pelmits for grading, the Owner/Pennittee shall submit 
landscape construction documents for the revegetation and hydro-seeding of all disturbed land in 
accordance with the Land Development Manual Landscape Standards and to the satisfaction of 
the Development Services Department. All plans shall be in substantial confonnance to this 
pennit and Exhibit "A." 

29. Prior to issuance of any construction pennits for buildings, the Owner/Pennittee shall 
submit complete landscape and inigation construction documents consistent with the Land 
Development Manual, Landscape Standards to the Development Services Department for 
approval. The construction aocuments shall be in substantial confonnance with Exhibit "A." 

/30. Prior to issuance of any Celiificate of Occupancy, it shall be the responsibility of the 
Owner/Pennittee to install all required landscape and obtain all required landscape inspections 
and prepare and submit a inigation audit report. 

31 . The Owner/Pennittee shall maintain all landscape in a disease, weed and litter free 
condition at all times. Severe pruning or "topping" of trees is not pennitted. The trees shall be 
maintained in a safe manner to allow each tree to grow to its mature height and spread. 

Page 6 of 12 



Attachment 11 

32. The OwneriPelmittee shall be responsible for the maintenance of all landscape 
improvements in the light-of-way consistent with the Land Development Manual, Landscape 
Standards unless long-term maintenance of said landscaping will be the responsibility of a 
Landscape Maintenance Distlict or other approved entity. 

33. If any required landscape, including existing or new plantings, hardscape, landscape 
features, et cetera, indicated on the approved constlllction document plans is damaged or 
removed duling demolition or constlllction, the Owner/Pelmittee is responsible to repair and/or 
replace any landscape in kind and equivalent size per the approved documents to the satisfaction 
of the Development Services Department within 30 days of damage or prior to a Final Landscape 
Inspection. 

34. The Owner/Pelmittee shall ensure that all proposed landscaping, especially landscaping 
adjacent to native habitat and/or MHPA, shall not include exotic plant species that may be 
invasive to native habitats. Plant species found within the California Invasive Plant Council ' s 
(Cal-IPC) Invasive Plant Inventory and the City of San Diego 's Land Development Manual, 
Landscape Standards are prohibited. 

BRUSH MANAGEMENT PROGRAM REQUIREMENTS: 

35. The Owner/Permittee shall implement the following requirements in accordance with the 
BlllSh Management Program shown in the "Fire Fuel Load Model RepOli for St. Garabed ChlllCh 
Project" and included as Exhibit "A." All BlllSh Management Zones on site are classified as 
Zone One. The minimum Zone 1 dimensions for buildings are as follow: 

Youth Center building: 5 feet 
Cultural/Education building: 17 feet 
Multi-purpose Hall building: 25 feet 
Church: 15 feet 

36. Prior to issuance of any constlllction pelmits for grading, Landscape Constlllction 
Documents required for the constlllction permit shall be submitted showing the blllSh 
management zones on the propeliy in substantial confOlmance with Exhibit 'A. I 

37. Prior to issuance of any constlllction permits, a complete set of BlllSh Management 
Constlllction Documents shall be submitted for approval to the Development Services 
Department and the Fire Marshall. The constlllction documents shall be in substantial 
conformance with Exhibit "A" and shall comply with the Uniform Fire Code, M.C. 55 .0101 ; the 

ILand Development Manual, Landscape Standards; and the Land Development Code, Landscape 
Regulations Section 142.0412 (Ordinance 19413). 

38. Plior to final inspection and issuance of any Certificate of Occupancy, the approved BlllSh 
Management Program shall be implemented. The BlllSh Management Program shall be 
maintained at all times in accordance with the City of San Diego 's Land Development Manual, 
Landscape Standards. 
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MULTIPLE SPECIES CONSERVATION PROGRAM: 

39. Prior to the issuance of any construction permits, the Owner/Permittee shall preserve the 
on-site Multi-Habitat Planning Area [MHP A] through either conveyance in fee title to the City, 
or a covenant of easement granted in favor of the City and the U.S . Fish and Wildlife Service 
[USFWS] and the California Depatiment ofFish and Wildlife [CDFW], as shown on Exhibit 
"A." Nothing in the covenant of easement shall preclude the OwneriPennittee from making the 
property not required for restoration and/or mitigation by this project available for third patiy 
restoration projects. The Owner/Pelmittee shall maintain in perpetuity any MHP A lands 
preserved by covenant of easement unless otherwise agreed to by the City. 

40. Prior to the issuance of any construction pelmits, the Owner/Permittee shall execute and 
record Covenant of Easements which ensures preservation ofthe Multi-Habitat Preserve Area 
(MHP A) and Environmentally Sensitive Lands, as shown on the approved Exhibit "A," in 
accordance with SDMC section 143 .01 52. The Covenant of Easements shall include a legal 
description and MHP AlEnvironmentally Sensitive Lands as shown on the approved Exhibit 
"A. " 

41. Conveyance of any land in fee to the City shall require approval from the Park and 
Recreation Depatiment Open Space Division Deputy Director and shall exclude detention basins 
or other storm water control facilities, brush management areas, landscape areas, and graded 
slopes; these features shall be privately owned and have a covenant of easement recorded over 
them. Maintenance and management responsibilities of these features shall be retained by the 
Owner/Permittee, unless otherwise agreed to by the City. A copy of the proposed/ final method 
of conveyance shall be submitted to Planning Department MSCP staff and Development 
Services Depatiment Planning staff. 

42. Prior to the conveyance of any land in fee to the City, any native habitat restoration areas 
shall require approval by the Development Services Depatiment, Park and Recreation 
Depatiment Open Space Division, and Wildlife Agencies prior to conveyance to the City of San 
Diego. Conveyance of any wetland mitigation areas to the City in fee shall be conveyed 
consistent all relevant City regulations and Biology Guidelines including funding to cover the 
costs of in-perpetuity management and monitoring of these areas. 

43 . Prior to the conveyance of any land in fee to the City, the Owner/Permittee shall ensure that 
any lot(s) to be deeded to the City of San Diego as open space are free and clear of all private 
easements, private encroachments, private agreement and/or liens. 

144. Prior to the conveyance of any land in fee to the City, the Owner/Pennittee shall schedule 
an inspection with the City of San Diego Park & Recreation Depatiment, Open Space Division 
prior to conveyance of any land deeded to the City. All trash, illegal use and associated structures 
on the lot(s) shall be removed prior to the City acceptance. 
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PLANNING/DESIGN REQUIREMENTS : 

45. A topographical survey confOlming to the provisions ofthe SDMC may be required ifit 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/Pennittee. 

46. All signs associated with this development shall be consistent with sign criteria established 
by the City-wide sign regulations. 

47. 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. 

48. The proposed youth center is accessory to the plimary use, religious assembly, and shall 
not be operated as a separate commercial entity open to the general public. 

TRANSPORTATION REQUIREMENTS: 

49. Prior to the issuance of the first construction permit, Owner/Pennittee shall dedicate 
additional right of way and assure by permit and bond the improvement along their £i'ontage on 
El Camino Real to provide a 960 foot long acceleration lane (third lane) in the northbound 
direction for vehicles exiting the site and a 140 foot long right tum pocket in the nOlihbound 
direction for the vehicles entering the site, satisfactory to the City Engineer. These improvements 
shall be constructed and accepted by the City Engineer prior to issuance of any occupancy 
permits. 

50. No fewer than 176 (165 minimum required) off-street automobile parking spaces including 
eight (8) disabled accessible parking spaces, five (5) bicycle parking spaces with racks, and 
three (3) motorcycle spaces shall be provided as shown on Exhibit "A." 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 convelied and/or utilized for any other purpose, unless otherwise authOlized in 
writing by the Development Services Director. 

51. The church building will include a main sanctuary and other suppOliing facilities that will 
operate on weekdays and weekend days. Church services on weekends shall be scheduled to 
have non-abutting start and end times with a minimum of 30 minutes between services. The 
hours of use for the main sanctuary and other facilities on the church campus shall not coincide 
or overlap to exceed hip generation as shown on Table 1-1 or parking as shown on Table 1-2 as 
provided in the KOA Corporation Transportation Impact Analysis for the St. Jolm Gat'abed 
/ AImenian Church project, dated July 2013. 

52. Prior to issuance of the first building pelmit, a mutual Shared Access agreement shall be 
recorded between this property and the undeveloped adjacent site to the south, satisfactory to the 
City Engineer. 
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53. No objects higher than thirty-six inches are pelmitted in the visibility triangles areas as 
shown on the approved Exhibit "A." 

PUBLIC UTILITIES REQUIREMENTS: 

54. The Owner/Permittee shall design and construct all proposed public water and sewer 
facilities, in accordance with established criteria in the current edition ofthe City of San Diego 
Water and Sewer Facility Design Guidelines and City regulations, standards and practices. 

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

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

57. Prior to the issuance of any building pelmits, the Owner/Pennittee shall apply for a 
plumbing permit for the installation of appropriate private back flow prevention device(s), on 
each water service (domestic, fire and inigation), in a manner satisfactory to the Director of 
Public Utilities and the City Engineer. 

58. Prior to the issuance of any building pelmits, the Owner/Pennittee shall assure, by permit 
and bond, the design and construction of any new public water and sewer service(s) outside of 
any driveway, in a manner satisfactory to the Director of Public Uti lities and the City Engineer. 

59. Prior to the issuance of any construction permit, the Owner/Permittee shall assure, by 
permit and bond, the design and construction of a twelve inch public water main within EI 
Camino Real right-of-way as shown on the approved Exhibit "A," in a manner satisfactory to the 
Director of Public Utilities and the City Engineer. 

PARK AND RECREATION REQUIREMENTS: 

60. The Owner/Permittee shall ensure that no brush management requirements for the project 
will occur on adjacent City fee-owned propeliy. 

61. The Owner/Pelmittee shall grant a recreation easement for trail purposes, not to exceed 
twenty-four feet in width, in favor of the City of San Diego, or other municipal/resource agency 
acceptable to the City of San Diego, at a location outside of the area approved for development 
or restoration areas. Exact location will be determined at a later date by the City of San Diego in 

lorder for the proposed trail easement to integrate with the City of San Diego's approved trail 
plans. The Owner/Pennittee shall not be responsible for cost associated with granting, 
constructing or perpetual maintenance of said trail. 
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INFORMATION ONLY: 

• The issuance of this discretionary use pennit alone does not allow the immediate 
commencement or continued operation of the proposed use on site. The operation allowed 
by this discretionary use pennit may only begin or recommence after all conditions listed 
on this pennit are fully completed and all required ministerial pennits 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 Pennit, may protest the imposition within ninety days of 
the approval of this development pennit by filing a written protest with the City Clerk 
pursuant to Califomia Govemment Code-section 66020. 

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

APPROVED by the Planning COlmnission of the City of San Diego 
on[INSERT Approval Date] and [Approved Resolution Number] . 
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Permit Type/PTS Approval No.: PDP No.862497, 
SDP No. 862495, CUP No. 862494 and MHP A BLA NO.11 32003 

Date of Approval: 

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES 
DEPARTMENT 

Jolm S. Fisher 
Development Proj ect 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 Pennit and promises to perform each and every obligation of Owner/Permittee hereunder. 

NOTE: Notary acknowledgments 
must be attached per Civil Code 

/ . 
sectIOn 1189 et seq. 

THE BOARD OF TRUSTEES OF THE ST. JOHN 
GARABED ARMENIAN APOSTOLIC CHURCH 
TRUST FUND, 
under Declaration of Trust Dated October 1, 2000 

Owner/Pelmittee 

By __________________________ ~ 
Gary Takessian 
Tmstee 
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St. John Garabed 
PTS#240283 

Remaining Proj ect Plans 
(under separate cover) 



ATIACHMENT 13 

City of San Diego 
Deve lopment Services 
1222 First Ave., MS-302 
San Diego, CA 92101 

T ... c ,r< OF SAN D 'EGO (619) 446-5000 

Ownership Disclosure 
Statement 

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

r Neighborhood Development Permit IX Site Development Permit r Planned Development Permit IX Conditional Use PJrmit . 
r Variance r Tentative Map r Vesting Tentative Map r Map Waiver r Land Use Plan Amendment · IX Other Planne Dev. Penm t 

Project Title project~o. For Cily Use Only 

St. John Garabed Armenian Church "'L - 0~ ~ 
Project Address: 

South of E l Camino Real , West of O ld El Camino Real 

Part I - To be completed when property is held by Individual(s ) 

B:t: signing the Ownershig Disclosure Stgtement the owner(s) acknowledge that an agglication for a germit mag or other matter, as identified 
above, will be fi led with the City of San Diego on the subject groge[ty, with the intent to record an encumbrance against the grogert:t: . 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 reguired of at least one of the groge[ty 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 notify ing 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. 

Add itional pages attached rYes r No 

r::lame 0' Ind lv idual 1tYpe o r pnntl: r::lame 0' Indlvidual1tYpe or pnntl: 

r Owner r Tenant/Lessee r Redevelopment Agency r Owner r Tenant/Lessee r Redevelopment Agency 

Street Aaaress: Street Aaaress: 

City/StatelZip: City/S tatelZip: 

Phone No: Fax No: Phone No: Fax No: 

Signalure: Date: Signalure : Dale: 

Name of Individual (type or print): Name of Individual (type or print): 

r Owner r TenantlLessee r Redevelopment Agency r Owner r Tenant/Lessee r Redevelopment Agency 

Street Address: Street Address: 

City/S tate/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, th is information is available in alternative formats for pe rsons with disabil ities. 

DS-318 (5-05) 

I 
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Project Title: I Project No. (For City Use Only) 

I Part II - To be completed when property is held by a corporation or partnership 

Legal Status (please check): 

I Corporation r Limited Liability -or- I General) What State? 

I Partnership 
Corporate Identification No. ______ _ 

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 I Yes I No 

Corporate/Partnership Name (type or print): 
The Board of Trustee's of the St. John Garabed Armenian 

IX Owner r Tenant/Lessee 

Street Address : 
4473 30th Street 
City/State/zip: 
San Diego, CA 92 11 6 
Phone No: 
( 760-310-0064 ) 

Fax No: 

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

Title (type or print) : 
Membev.nust Com~t~e 

Date: 

S -1'1 -~OI/ 
Corporate/P~ rtne rs hip Name (type or print) : 

, Owner , Tenant/Lessee 

Street Address: 

City/State/zip: 

Phone No: Fax No: 

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

Title (type or print) : 

Signature: Date: 

c orporate/Partnership Name (type or print): 

r Owner , Tenant/Lessee 

Street Address: 

City/State/zip: 

Phone No: Fax No: 

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

Title (type or print): 

Signature: Date: 

Corporate/Partnership Name (type or print): 
Apostolic Church Trust Fund under Dec of Trust dted 10/1/00 

, Owner , Tenant/Lessee 

Street Address : 

City/State/Zip: 

Phone No: Fax No: 

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

Title (type or print): 

Signature: Date: 

Corporate/Partnership Name (type or print) : 

r Owner , Tenant/Lessee 

Street Address: 

City/State/zip: 

Phone No: Fax No: 

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

Title (type or print): 

Signature: Date: 

Corporate/Partnership Name (type or print) : 

,Owner r Tenant/Lessee 

Street Address: 

City/State/Zip: 

Phone No: Fax No: 

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

Title (type or print) : 

Signature : Date: 

I 
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PROJECT DATA SHEET 
PROJECT NAME: Project No. 240283 - St. John Garabed 

PROJECT DESCRIPTION: Construct a 350 seat church, 500 seat multi-purpose hall, 
education building and gymnasium with reduced setbacks 
for a total of 51,680 square feet on a 13.41 acre site at 
13925 EI Camino Real in the AR-1-1 Zone. 

COMMUNITY PLAN NCFUA Subarea II 
AREA: 

DISCRETIONARY Planned Development Pelmit, Site Development Permit, & 
ACTIONS: Conditional Use Permit 

GENERAL PLAN LAND 
USE DESIGNATION: Residential and Park, Open Space & Recreation 

ZONING INFORMATION: 

ZONE: AR-1-1 Zone 

HEIGHT LIMIT: 98 feet (30-foot zone height, plus additional 1 O-feet for every 
1 O-foot increase in all setbacks); Proposed Height: 94.6-feet 

LOT SIZE: 6,000 square-foot minimum lot size 

LOT COVERAGE: 10% max; 7% proposed 

FRONT SETBACK: 25 feet 

SIDE SETBACK: 20 feet 

REAR SETBACK: 25 feet 

PARKING: 167 minimum parking spaces required 

LAND USE EXISTING LAND USE 
ADJACENT PROPERTIES: DESIGNATION & 

ZONE 

NORTH: Environmental Tier! Open Space 
AR-1-1 

SOUTH: Very Low Density Agricultural Land & 

/ Residential! AR-1-1 Residential 

EAST: Environmental Tier! Residential & Open Space 
AR-1-1 

WEST: Very Low Density Religious Facility 
Residential & 
Environmental Tier! 
AR- 1-1 
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DEVIATIONS OR l. LDC § 131.0331: Side yard setback and rear yard 
VARIANCES REQUESTED: setbacks. 

COMMUNITY PLANNING On September 26, 2014 the Carmel Valley Community 
GROUP Planning Board voted 6:4:0 to recommend approval. 
RECOMMENDATION: 



Date 

06/16/11 

08/02/11 

12/07/11 

01 /04/12 

03/15/12 

04/02/ 12 

03 /16/1 2 

04117/12 

10104/12 

11 /28112 

10130/12 

1112011 2 

03/111 13 

07/18/13 

05/08/1 3 

06/06/13 

06/25/13 

07119/13 

I 

07/23/1 3 

08/20/13 

07/23113 

0811 9113 

08/08113 

DEVELOPMENT SERVICES 

Project Chronology 
St. John Garabed - PTS# 240283 

City Review 
Action Description Time 

First Submittal Project Deemed Complete 

First Assessment Letter 38 days 

Second Submittal Fire Fuel Load Model report 

Review Complete Fire Fuel Load Model report 20 days 

Third Submittal* Revised access concept 

Review Complete Revised access concept 12 days 

Fourth Submittal* Traffic Impact Analysis 

Review Complete Traffic Impact Analysis 1 days 

Fifth Submittal* Second Multi-discipline review 

Review Complete Second Multi-discipline review 39 days 

Sixth Submittal* Traffic Impact Analysis 

Review Complete Traffic Impact Analysis 15 days 

Seventh Submittal* Third Multi-disc ipline review 

Review Complete Third Multi-discipline review 93 days 

Eighth Submittal* Traffic Impact Analysis 

Review Complete Traffic Impact Analysis 21days 

Ninth Submittal Biology Technical Report 

Review Complete Biology Technical Report 18 days 

Tenth Submittal Fourth Multi-discipline review 

Review Complete Fourth Multi-discipline review 20 days 

Eleventh Submittal Traffic Impact Analysis 

Review Complete Traffic Impact Analysis 19 days 

Twelfth Submittal Archaeology Technical Report 

Attachment 15 

Applicant 
Response 

91 days 

51 days 

1 days 

122 days 

18 days 

73 days 

12 1 days 

13 days 

3 days 

33 days 

15 days 



Attachment 15 

08/22 /13 Review Complete Archaeology Technical Report 10 days 

09/2 5/13 Thirteenth Submittal EIR Screencheck 24 days 

11 /07/13 Review Complete EIR Screencheck 31 days 

11/13/13 Fourteenth Submittal Traffic Impact Analysis 62 days 

11121113 Review Complete Traffic Impact Analysis 6 days 

12/19/13 Fifteenth Submittal EIR Screencheck 20 days 

01110/14 Review Complete ErR Screencheck 16 days 

02/1 1114 Sixteenth Submittal EIR Screencheck 22 days 

02/20114 Review Complete EIR Screencheck 7 days 

06/1 2/14 Seventeenth Submittal EIR Screencheck 85 days 

0711 0114 Review Complete EIR Screencheck 20 days 

0711 0114 Eighteenth Submittal EIR Screencheck o days 

07/22/ 14 Review Complete EIR Screencheck 8 days 

07124114 Nineteenth Submittal LDR Planning review 2 days 

08/2 8114 Review Complete LDR Planning review 25 days 

08/1 2/1 4 Twentieth Submittal EIR Screencheck 13 days 

08/29114 Review Complete EIR Screencheck 13 days 

08 /29/14 Issues Complete o days 

10/23/ 14 Public Hearing 39 days 

TOTAL STAFF TIME 
Days not 

representative 

TOTAL APPLICANT TIME 
Days not 

representative 

TOT AL PROJECT RUNNING TIME From Deemed Complete to Planning 3 years 4 months and 5 days 
Commission 

Note: Some review cycles were concurrent and may not be chronologie. Additionally some review cycles 
were concurrent. 




