DATE ISSUED: May 18, 2017 REPORT NO. PC-17-040
HEARING DATE: May 25, 2017

SUBJECT: CAMPUS POINT MASTER PLAN. Process Five Decision

PROJECT NUMBER: 336364

REFERENCE: Planning Commission Report No. PC-13-026, Initiation of an Amendment to

the University Community Plan to allow an increase in development intensity
of the Scientific Research site.

OWNER/APPLICANT:  ARE-SD REGION 28, LLC, a Delaware Limited Liability Company

SUMMARY:
Issues: Should the Planning Commission recommend approval to the City Council of an
application for development of an existing scientific research and development property
with additional buildings and accessory uses on a 58.19-acre site located at 10290 to 10300

Campus Point Drive in the University Community Plan area?

Staff Recommendations:

1. Recommend the City Council CERTIFY Supplemental Environmental Impact Report
No. 336364 /SCH No. 2014091073, ADOPT the Findings and Statement of Overriding
Considerations, and ADOPT the Mitigation, Monitoring, and Reporting Program;

2. Recommend the City Council ADOPT the Amendment to the University Community
Plan No. 1450819;

3. Recommend the City Council APPROVE Site Development Permit No. 1176281; and
4, Recommend the City Council APPROVE Neighborhood Development Permit No.
1388122.

Community Planning Group Recommendation: On April 11, 2017, the University Community
Planning Group voted 11-2-2 to recommend approval of the project with conditions
(Attachment 17).
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Environmental Review: A Supplemental Environmental Impact Report (SEIR) No. 336364
/SCH No. 2014091073, a SEIR to Environmental Impact Report (EIR) No. 91-0360/SCH No.
92121002, has been prepared for the project in accordance with State of California
Environmental Quality Act (CEQA) Guidelines. A Mitigation, Monitoring and Reporting
Program (MMRP) would be implemented with this project, which would reduce some of the
potential impacts to below a level of significance. The applicant has provided Draft
Candidate Findings and a Statement of Overriding Considerations to allow the decision-
make to adopt the project with significant and unmitigated direct impacts related to
Transportation/Traffic.

Fiscal Impact Statement: None with this action. All costs associated with the processing of
this project are paid from a deposit account maintained by the applicant.

Housing Impact Statement: The project proposes expanding the existing 731,725-square-
foot scientific research and development facility by 328,383 square feet; thereby creating a
1,060,108-square-foot science and business park, characterized by a campus-like
environment with comprehensive site design and substantial landscaping. The project would
add two new buildings and an associated parking structure on previously disturbed land that
is currently occupied by surface parking. A Housing Trust Fund (HTF) impact fee as a non-
residential development is required for this project and is due at the time of building permit
issuance. In addition, a Development Impact Fee (DIF) is required at building permit issuance
based on increased square footage over what currently exists on the site.

BACKGROUND

The project site is located at 10290 to 10300 Campus Point Drive, at the northern terminus of
Campus Point Drive, north of Genesee Avenue, east of Interstate 5, and west of Roselle Street. The
site is within the Central Subarea of the University Community Plan (UCP), the Community Plan
Implementation Zone (CPIOZ) Type A and B, and is within the IP-1-1 (Industrial Park), RS-1-7
(Residential Single-Family), and RS-1-14 (Residential Single-Family) zones, and is identified as Prime
Industrial Lands in the Economic Prosperity Element (Figure EP-1) of the General Plan (Attachments
1 through 5). In addition, the property is located within the City's Parking Impact Overlay Zone
(Coastal and Campus Impact Areas), the Multiple Habitat Planning Area (MHPA), and is within the
Airport Land Use Compatibility Overlay Zone, the Airport Influence Area (Review Area 1), the Federal
Aviation Administration Part 77 Noticing area, and the Accident Potential Zone-Il for Marine Corps
Air Station (MCAS) Miramar. The IP-1-1 zoning allows for research and development uses with some
limited manufacturing. The UCP designates the site as Industrial and the Industrial Element of the
plan more specifically identifies the site for Scientific Research.

The existing Campus Point (formerly IVAC) buildings were constructed on the site in 1979, by
ministerial action (Attachment 6). In 1981, the project site was subdivided into two parcels pursuant
to Parcel Map No. 10898. Parcel 1 is approximately 41.67-acres and contains an existing 463,791-
square-foot building (CP1). Parcel 2 is approximately 16.52-acres and contains an existing 267,934-
square-foot building (CP2). The project site contains Environmentally Sensitive Lands (ESL) in the
form of sensitive biological resources and steep hillsides; however, they are outside of the
previously disturbed and developed portion of the site 7(Attachment 7-Surrounding Site Photos). On
March 23, 1993, the Planning Commission certified EIR No. 91-0360/SCH No. 92121002 and
approved Planned Industrial Development (PID) No. 91-0360 for the development of the site, which
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included the construction of seven new buildings and an addition to one of the existing buildings for
a maximum floor area of 1,209,000 square feet. At the request of the property owner (Qualcomm,
Inc.), the PID was subsequently canceled by the Director of Development Services on May 31, 1996,
pursuant to Development Services Director Resolution No. D-405.

DISCUSSION

Project Description:

The project proposes expanding the existing 731,725-square-foot scientific research and
development facility by 328,383 square feet; thereby creating a 1,060,108-square-foot science and
business park, characterized by a campus-like environment with comprehensive site design and
substantial landscaping. The project would add two new buildings and an associated parking
structure on previously disturbed land that is currently occupied by surface parking. The project
would entail the construction of a 12- and six-story split-level building (CP3), a two-story building
housing a micro-brewery with accessory dining space and shared tenant amenity spaces

(CP4), and a nine-level (including three subterranean levels) parking structure to accommodate 1,440
parking stalls within the 58.19-acre project site. As shown in the Project Development Summary
Table below, the total floor area of the site would not exceed 1,060,108 square feet (including the
existing 731,725 square footage for buildings CP1 and CP2).

Project Development Summary

Type Amount
Buildings
Existing Building CP1 463,791 sf
Existing Building CP2 267,934 sf
Existing Central Plant CP1-1 9,044 sf
Existing Central Plant CP2-1 7,310 sf

318,383 sf above-grade

Proposed Building CP3 44,000 sf below-grade

Proposed Building CP4 10,000 sf
Total Proposed SF 328,383'
Total Existing + Proposed SF 1,060,108'
Parking

Existing Surface Stalls 2,574 stalls

- . 1,462 stalls

Existing Surface Stalls to Remain (1,126 surface stalls to be eliminated)

Proposed Surface Stalls 7 stalls

Proposed Six-Story Parking 1,440 stalls

Structure with three subterranean (471 subterranean, 969 above grade)
Total Proposed 1,447 stalls
Total Existing + Proposed 2,909 stalls
Landscaping

10290 Campus Point Drive 275,079 sf

10300 Campus Point Drive 902,930 sf




TOTAL EXISTING + PROPOSED 1,178,009 sf (46% of gross)

Total includes square footage considered in development intensity calculation. Excludes the unoccupied
utility/central plant structures and the 44,000 sf of below grade square footage included with building CP3.
sf=square feet

A majority of the proposed structures and improvements would be constructed in the southwest
guadrant of the project site in the location of existing surface parking. The proposed CP3 research
and development building would be located at the southwestern end of the property. The 2-story
CP4 amenity structure would be located just east of the proposed building CP3 in the southwestern
portion of the site. The parking garage would be located at the southern end of the project site, just
south and east of proposed building CP4. The buildings have been designed to achieve Leadership
in Energy and Environmental Design (LEED) Silver, which requires several energy- and insulation-
efficiency measures to be included in the design of the structures.

The main 12- and six-story split-level building (CP3) would contain 318,383 square feet of scientific
research and development space, including a 44,000-square-foot below-grade basement level and a
top floor penthouse, and would be 195 feet tall (including the mechanical screening). Exterior
treatments include a combination of aluminum and glass precast concrete and terracotta. The two-
story building (CP4) would be 10,000 square feet and would be 31 feet 10 inches tall and would
contain amenities for employees. The structure would include a micro-brewery, with accessory
dining space and shared tenant amenity spaces. A loading dock/utility and trash/recycle area would
be located just south of building CP3 at the southwest corner of the project site. Improvements to
the trash/recycle enclosure area located north of building CP1 would also be completed.

As noted in the above Project Development Summary table, there are currently 2,574 surface
parking spaces onsite. A total of 2,909 parking spaces are proposed based upon a parking ratio of
2.74 spaces per 1,000 square feet. This includes 1,448 existing stalls that would remain, seven new
surface stalls and 1,440 stalls that would be provided in the parking structure (six levels above
ground, three below ground). The height of the parking structure would be 51 feet 11 inches above
grade. Surface parking areas located in the southeastern portion of the site and north of building
CP3 would be reconfigured to accommodate proposed internal improvements to the vehicular and
pedestrian/accessibility circulation patterns.

The main access road to the project site would be Campus Point Drive from Genesee Avenue. Access
to the southern portion of the site from the southernmost entrance off Campus Point Drive would
be improved to provide access to the proposed parking structure, which was reconfigured in the
southeastern portion of the site to allow for improved access. The central access point to the project
site from Campus Point Drive would be reconfigured from a “T" type intersection to a curved
roadway configuration that allows more direct flow to and from the project site without stop signs.
Roadways and fire lanes have been designed to meet the City Fire Marshal Standards and the main
fire and emergency access road would be from Campus Point Drive.

The main entrance would lead to a promenade entry boulevard off Campus Point Drive. The road
would be a circulation element that connects entries of new and existing buildings and two
roundabouts would be installed on site to provide access to parking areas to the north and south.
Additionally, the promenade would serve as a major pedestrian linkage, which will include trees and
understory planting would screen pedestrians from vehicular uses. Another major element of
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pedestrian circulation is the completion of a pedestrian loop trail. This informal trail would provide
both functional linkages as well as exercise and recreation opportunities. Trees, landscaping, and
gardens would be planted to provide shade and visual interest and the sidewalks would meet
Americans with Disabilities Act requirements.

All of the proposed development will occur within the previously disturbed and developed portion of
the site and there will be no permanent encroachment into, or impacts on, any steep slopes or other
ESL located on the site. There will be a minor temporary encroachment into steep slopes of
approximately 450 square feet for erosion control purposes and the temporary encroachment area
will be restored to its current condition after the work is completed.

The project would be completed in two phases. The first phase focuses on the southeastern portion
of the property to include the construction of CP4 and some landscaping/parking improvements.
The second phase would construct the remainder of the project to include CP3 and the nine-level
parking structure.

Required Approvals:

The project utilizes renewable technologies and qualifies as a Sustainable Building, and the applicant
has opted to process the land use approvals have been processed through the Affordable/In-Fill
Housing and Sustainable Buildings Expedite Program. No deviations from the development
regulations are necessary for this project. Due to process consolidation, all actions are processed
concurrently as a Process Five. Development of the proposed project requires:

e Process Five Land Use Plan Amendment (LUPA) for modifications to the UCP;

e Process Four Site Development Permit (SDP) for development in the UCP CPIOZ Type A and
B, and for development that contains ESL in the form of sensitive biological resources and
steep hillsides; and

e Process Two Neighborhood Development Permit (NDP) for alternative calculation for the
maximum intensity allowed within the Accident Potential Zone-Il for MCAS Miramar.

Project-Related Issues:

MHPA Boundary Line Correction- Approximately 10.08-acres of the current project site overlaps the
existing MHPA. A 0.33-acre boundary line correction would be processed to remove an existing
portion of a City cul-de-sac at the southern border mapped as MHPA. Overall, the project results in
a net MHPA gain of 0.77-acres and removes approximately 1.06-acres of the site that was previously
graded in 1979-1982 and subsequently developed pursuant to Building Permit No. A10329. Post
boundary line correction, the on-site MHPA consists of a total of 10.85-acres (Attachment 8).

Airport Land Use Compatibility- On January 15, 2015, the San Diego County Regional Airport
Authority, serving as the Airport Land Use Commission (ALUC), voted 7-0-2 that the project is
conditionally consistent with the MCAS Miramar Airport Land Use Compatibility Plan (ALUCP),
pursuant to Resolution No. 2015-0005 (Attachment 9).

The site is located within Accident Potential Zone Il (APZ I1). In accordance with San Diego Municipal
Code (SDMC) Table 132-15F, the research and development use is a “limited use” within APZ Il and is
conditionally compatible if development is limited to a floor area ratio (FAR) of 0.34. The intent of
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this regulation is to limit the density of people in the APZ Il to 50 people per acre in accordance with
the MCAS Miramar ALUCP, and the SDMC acknowledges that the FAR may not accurately predict the
density of people for certain land uses. To accommodate this, the SDMC allows for alternative
methods to demonstrate compliance with the maximum intensity (people per acre) through a NDP.
The NDP includes conditions of approval that set building occupancy limits and maximum parking
spaces that are intended to limit the number of people on-site to 50 people per acre (Attachment
11).

Amendment to the Community Plan Analysis:

On March 14, 2013, the Planning Commission granted the initiation of an amendment to the UCP to
allow an increase in development intensity of the Scientific Research site. The property is located in
subarea 10 (Campus Point) of the Development Intensity Element of the UCP and is referred to as
the "IVAC" site in Table 3 of the Development Intensity Element. Table 3 allocates a development
intensity of 30, 000 square feet per acre of Scientific Research use. However, footnote 3 of Table 3,
requires that development in this area mitigate its peak hour vehicle trip generation rate to a level
equal to or less than that generated by a project of 18,000 square feet per acre of Scientific Research
use. This mitigation is to be achieved through a Transportation System Management (TSM) Program
(UCP Page 151). TSM programs are implemented in the University community by ordinance and/or
through the planned development permit process to aid in the reduction of peak-hour trips, and are
currently referred to as Transportation Demand Management (TDM) plans.

Planning Commission directed staff to evaluate the ability to allow increased development intensity
for all of subarea 10, including all properties subject to the requirement to mitigate peak hour traffic
generation down to a project equal to or below 18,000 square feet per acre of Scientific Research
use. At the time of the initiation of the amendment, the project only involved the property located
at 10300 Campus Point Drive. Subsequent to the initial review of the project by staff, the owner
acquired the adjacent property to the south, located at 10290 Campus Point Drive. This property
was also subject to the traffic generation mitigation requirement from 30,000 square feet to 18,000
square feet. Due to numerous ownerships of the balance of parcels within subarea 10, an
evaluation of increased intensity for all of subarea 10 would be unduly onerous for the project
applicant. Staff determined that an evaluation of increased intensity for all of subarea 10 would be
more appropriate an undertaking during the comprehensive update process for the UCP.

The proposed amendment to the UCP would revise footnote 3 from Table 3 (Attachment 13), of the
Development Intensity Element, allowing development of 30,000 square feet per acre with the need
to mitigate peak hour vehicle trip generation to a rate equal to or less than that generated by a
project of 20,000 square feet per acre of Scientific Research use. The additional land use issues
identified in Planning Commission Resolution No. 4881-PC (Attachment 14) were evaluated during
the project review and sustainable design elements have been incorporated in the project.

Community Plan Analysis:

The project site is located within the Central Subarea of the UCP. The UCP designates the site as
Industrial, and the Industrial Element of the plan more specifically identifies the site for scientific
research. The developable portion of the project site is subject to CPIOZ-B. On the east side of
Campus Point Drive, a portion of the site is within CPIOZ-A; however, this portion of the site is
outside the development footprint and is within the MHPA. CPIOZ B within the UCP is applied to
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sites where zoning is consistent with the land use designation in the community plan, but where
special design considerations apply. Discretionary review of sites within CPIOZ B address
architectural design, grading, site design, height and bulk of buildings, land use and development
intensity, lot coverage, pedestrian circulation, parking, noise and compliance with the Airport Land
Use Compatibility Plan for Marine Corp Air Station at Miramar.

The uses contemplated by the UCP within areas designated for Scientific Research are research
laboratories, supporting facilities, headquarters or administrative offices and personnel
accommodations, and related manufacturing activities.

The UCP's goals for industrial development are to:

1. Ensure that industrial land needs as required for a balanced economy and balanced land
use are met consistent with environmental considerations.

2. Protect a reserve of manufacturing land from encroachment by non-manufacturing uses.

3. Develop and maintain procedures to allow employment growth in the manufacturing sector.

4. Encourage the development of industrial land uses that are compatible with adjacent non-
industrial uses and match the skills of the local labor force.

5. Emphasize the citywide importance of and encourage the location of scientific research uses
in the North University area because of its proximity to the University of California at San
Diego (UCSD).

The site is included in the General Plan’s Economic Prosperity Element as Prime Industrial land on
Figure EP-1 which identifies areas that support export-oriented base sector activities such as
warehouse distribution, heavy or light manufacturing, research and development uses. These areas
are part of even larger areas that provide a significant benefit to the regional economy and meet
General Plan goals and objectives to encourage a strong economic base. The General Plan provides
several policies which are intended to protect base sector industrial uses and those areas identified
as prime industrial lands.

The proposed amendment would increase the allowable development intensity of Scientific
Research use on-site and would not result in inconsistencies with the existing land use designation.
The Industrial Element of the UCP emphasizes the city-wide importance of and encourages the
retention and growth of Scientific Research use in the community because of its proximity to UCSD.
Increased intensity would be consistent with this emphasis and the community plan policies
regarding retention and growth of Scientific Research in areas designated for industrial
development.

The General Plan's Economic Prosperity Element also encourages the growth and retention of base
sector industrial uses such as Scientific Research in areas that are identified as Prime Industrial
Lands. Policies EP-A.1 through EP-A.5 and EP-A.12 aim to protect base sector uses that provide
quality job opportunities, encourage expansion of existing industrial uses to facilitate retention in
the area in which they are located, mitigate any environmental impacts to adjacent land and be
adequately served by existing and planned infrastructure.

Adding additional square footage in the UCP for Scientific Research use would allow for companies
to locate or expand their business activities at a location close to the UCSD campus and related
research facilities that contribute significantly to the City's overall economy as export-oriented
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business activities. In addition, the increase of square footage would make better use of the site’s
designation as Prime Industrial Land and increase the number of quality employment opportunities
in the City.

The proposed project implements the design recommendations found in the Central Subarea
section of the UCP Urban Design Element which seek to improve the central community’'s urban
form and cohesiveness. These include articulation of buildings, utilizing building elements, colors
and materials that are not disturbing to the eye, concealing rooftop equipment and providing eating
and seating areas for employees. The height and bulk of building CP3 would be compatible with
existing and planned structures visible from the Interstate 5 corridor as one travels through the
University Community, both on the west and east side of the corridor. The proposed amenity
building CP4 would provide services and accommodations for tenants in the industrial park which
would help reduce offsite trips during the day. Onsite amenities would also provide opportunities
for employees to stagger start/stop work times to avoid heavy traffic congestion while taking
advantage of onsite recreation and/or dining services.

Community Group Recommendation:

On April 11, 2017, the University Community Planning Group (UCPG) voted 11-2-2 to recommend
approval of the project (Attachment 17) with the following conditions:

1. That the City of San Diego commit to preserve and dedicate as permanent Open Space the
42-acres of City-owned lands located at the north end of Campus Ponte Drive (comprised of
APNs 340-030-40; 340-080-55; 340-080-62) and adjacent to the Campus Point project site,
and that ARE commit to support and advocate for this objective with the City through its final
achievement.

2. That, as a community benefit, ARE deposit $3.5 million in an escrow account controlled by
the UCPG or the City of San Diego for the following purposes: acquisitions, restoration
and/or dedication of Open Space parkland in the UC Planning area. Up to $500 thousand
may be used for improvement of population-based/developed park is in the UC Planning
area.

3. That ARE maintain permanent public access to the adjacent 42-acre city-owned open space
parcels and include not less than 12 free public parking spaces (and bicycle parking area)
adjacent to these parcels.

4. That ARE register a permanent no building restriction or easement covering that full portion
of the Campus Point Drive property north of CP1 and adjacent to the neighboring 42-acre
open space parcel.

5. That ARE reduce height of the proposed new building CP3 to a 10- story/five-story height
configuration.

6. That ARE monitor their Transportation Demand Management (TDM) for 10 years.

Staff's Response: The City has no current plans at this time for the adjacent City-owned land; however
it is being evaluated for possible future use. Therefore, Conditions 1-4 are not acceptable to the City.
The proposed CP3 building is designed to the development regulations, including the height
requirements of the zone; therefore, based on the location of the building and surround existing
and proposed development, staff does not support the reduction. Typically, the TDM is monitored
for only five years; however, if the applicant accepts the condition, staff has no objection.



In addition, as part of the UCPG motion, the group provided the following recommendations (not
conditions as written from their motion):

1. That parking be reduced from the proposed 2.74/1,000 square feet to 2.5/1,000 square feet
or lower. Given the project's requirement to significantly reduce traffic trips via TDM
program, parking should not be needed, and therefore be reduced.

2. TDM Program:

+ That monitoring of the TDM program'’s effectiveness, including traffic counts, be
permanent rather than ending after five years of occupancy.

+ That the monitoring of reports be made public.

+ That additional measures be added annually until the goal is met.

+ That the TDM program, including permanent monitoring, be a condition for future
owners of the project site or any portion of the site.

3. That the plant palette be revised to
+ Substitute native plant species for as many of the proposed non-native plant species as
feasible.

+ Delete Liquidamber, Pittosporum, Acacia, and Mexican Feather Grass, and any other
species deemed of concern for invasion of native habitats by the California Exotic Pest Plant
Council, California Native Plant Society, City of San Diego, County of San Diego, or
knowledgeable biologist.

4. We encourage Alexandria’s to seek additional ways to incorporate into all their Campus
Point buildings strategies outlined in the Bird-Friendly Design Guide by the American Bird
Conservancy.

5. Alexandria update the final SEIR to include underline and strikeout changes reflecting the
permit conditions agreed to in the comments section of SEIR. These should include
commitments to strengthening the TDM plan, rideshare options, and paying full cost of the
re-striping and removal of parking on the east side of Campus Point Drive, including an
additional northbound lane and the preservation of bicycle lanes the whole length of
Campus Point Drive.

6. That the final configuration of Campus Point Drive after re-striping and the addition of a new
northbound lane must include dedicated bicycle lanes running the length of Campus Point
Drive.

Staff's Response: Staff has reviewed the recommendations and the applicant has agreed to work with
staff on minor revisions to the landscape design to address the UCPG concerns. As addressed in the
SEIR, windows and building materials shall not use glazing with an outdoor visible light reflectivity
greater than 55 percent in order to reduce the potential for bird strike, and a maximum of 50
percent of the buildings shall be comprised of material with a light reflectivity factor greater than 30
percent, in accordance within the City of San Diego Municipal Code. In addition, Condition No. 51
with the Permit addresses the required Class Il bike lanes. The remaining recommendations are
revisions to the design, TDM, and the final SEIR, which have not been submitted to the City or agreed
upon by the applicant.

Environmental Analysis:

Supplemental Environmental Impact Report (SEIR) No. 336364 /SCH No. 2014091073, a SEIR to
Environmental Impact Report (EIR) No. 91-0360/SCH No. 92121002, has been prepared for the
project in accordance with State of California Environmental Quality Act (CEQA) Guidelines. A
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Mitigation, Monitoring and Reporting Program (MMRP) would be implemented with this project,
which would reduce some of the potential impacts to below a level of significance. The applicant has
provided Draft Candidate Findings and a Statement of Overriding Considerations to allow the
decision-maker to adopt the project with significant and unmitigated direct impacts related to
Transportation/Traffic.

Relative to the transportation/traffic impacts, the project-specific Traffic Impact Analysis (TIA)
concluded that all of the segments and intersections that the previous environmental analysis found
to be significant and not mitigated would be less than significant or mitigable at this time with the
proposed project. However, the proposed project would have three new impacts that were not
previously identified. These include the two impacts at Genesee Avenue (TR-1) and the Genesee
Avenue/I-5 southbound ramps intersection (TR-3) (refer to SEIR Section 4.2). Both of these impacts
would be temporarily significant and unmitigated because the mitigation measure (widening of the
Genesee Avenue bridge) is out of the control of the applicant. The California Department of
Transportation (Caltrans) has planned and fully funded I-5/ Genesee Avenue interchange
improvements that would mitigate these impacts and the improvements are under construction and
anticipated to be completed in fall 2017. The third impact would be Impact TR-4 which consists of
both the direct and cumulative impacts occurring at the Genesee Avenue/La Jolla Village Drive
intersection. The proposed mitigation at this intersection would be to widen the northbound
approach to provide a dedicated right-turn lane. This dedicated right-turn lane is already scheduled
to be constructed along with other improvements on Genesee Avenue; the project is fully funded
and is currently under construction (started in February 2017). However, the project's impact to the
Genesee Avenue/La Jolla Village Drive intersection will remain significant and unmitigated in the
short term until construction of the Genesee Avenue project is completed.

Conclusion:

With the adoption of the UCP amendment, the project meets all applicable regulations and policy
documents, and staff finds the project consistent with the recommended land use, design
guidelines, and development standards in effect for this site per the UCP, SDMC, and the General
Plan, thus, staff recommends approval of the project.

ALTERNATIVES

1. Recommend the City Council CERTIFY Supplemental Environmental Impact Report No.
336364 /SCH No. 2014091073, ADOPT the Findings and Statement of Overriding
Considerations, ADOPT the Mitigation, Monitoring, and Reporting Program, ADOPT the
Amendment to the University Community Plan No. 1450819, and APPROVE Site
Development Permit No. 1176281 and Neighborhood Development Permit No. 1388122,
with modifications.

2. Recommend the City Council NOT CERTIFY Supplemental Environmental Impact Report No.
336364 /SCH No. 2014091073, NOT ADOPT the Findings and Statement of Overriding
Considerations, DO NOT ADOPT the Mitigation, Monitoring, and Reporting Program, NOT
ADOPT the Amendment to the University Community Plan No. 1450819, and DENY Site
Development Permit No. 1176281 and Neighborhood Development Permit No. 1388122, if
the findings required to approve the project cannot be affirmed.
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ATTACHMENT 7

PROJECT DATA SHEET

PROJECT NAME:

Campus Point Master Plan; Project No. 336364

PROJECT DESCRIPTION:

Development of an existing scientific research and development property
with additional buildings and accessory uses on a 58.19-acre site located
at 10290 to 10300 Campus Point Drive

COMMUNITY PLAN AREA:

University

DISCRETIONARY ACTIONS:

Amendment to the University Community Plan, Site Development Permit,
and Neighborhood Development Permit

COMMUNITY PLAN LAND
USE DESIGNATION:

Industrial

ZONING INFORMATION:

ZONE: IP-1-1
HEIGHT LIMIT:  30-feet (Coastal Height Limitation Overlay Zone)
LOT SIZE: 40,000 square feet
FLOOR AREA RATIO: 2.0
LOT COVERAGE: NA
FRONT SETBACK: 20-foot (min.) and 25-foot (std.)
SIDE SETBACK: 15-feet
STREETSIDE SETBACK: NA
REAR SETBACK: 25-feet
PARKING: 625 spaces proposed with a Transportation Demand Management Plan
ADJACENT PROPERTIES: LAND USE DESIGNATION & EXISTING LAND USE
ZONE
Open Space; RS-1-14 Open Space
NORTH:
SOUTH: | Industrial; IP-1-1 Research and Development
EAST: Industrial and Open Space; IL-2-1 | Open Space and Research and
and RS-1-7 Development
WEST: Open Space; IP-1-1 and RS-1-14 Open Space and Interstate 5
DEVIATIONS OR VARIANCES | None.

REQUESTED:

COMMUNITY PLANNING
GROUP RECOMMENDATION:

On April 11, 2017, the University Community Planning Group voted 11-2-2
to recommend approval of the project with conditions.







ATTACHMENT 9

RESOLUTION NO. 2015-0005 ALUC

A RESOLUTION OF THE AIRPORT LAND USE
COMMISSION FOR SAN DIEGO COUNTY MAKING
A DETERMINATION THAT THE PROPOSED
PROJECT: COMMUNITY PLAN AMENDMENT TO
CONSTRUCT THREE RESEARCH &
DEVELOPMENT BUILDINGS AND THREE
PARKING STRUCTURES AT 10300 CAMPUS
POINTE DRIVE, CITY OF SAN DIEGO, IS
CONDITIONALLY CONSISTENT WITH THE
MARINE CORPS AIR STATION MIRAMAR
AIRPORT LAND USE COMPATIBILITY PLAN.

WHEREAS, the Board of the San Diego County Regional Airport
Authority, acting in its capacity as the Airport Land Use Commission (ALUC) for
San Diego County, pursuant to §21670.3 of the California Public Utilities Code,
was requested by the City of San Diego to determine the consistency of a
proposed project: Community Plan Amendment to Construct Three Research &
Development Buildings and Three Parking Structures at 10300 Campus Pointe
Drive, City of San Diego, which is located within-the Airport Influence Area (AlA)
for the Marine Corps Air Station (MCAS) Miramar Airport Land Use Compatibility
Plan (ALUCP), originally adopted in 2008 and amended in 2010 and 2011; and

WHEREAS, the plans submitted to the ALUC for the proposed project
indicate that it would involve a community plan amendment to construct three
research & development buildings and three parking structures on a property
with an existing research & development building; and

WHEREAS, the proposed project would be located outside the 60 decibel
(dB) Community Noise Equivalent Level (CNEL) noise contour, and the ALUCP
identifies all uses located outside the 60 dB CNEL noise contour as compatible
with airport uses, provided that the residences/buildings are sound attenuated to
45/50 dB CNEL interior noise level and that an avigation easement is recorded
with the County Recorder; and

WHEREAS, the proposed project is in compliance with the ALUCP
airspace protection surfaces because the project sponsor has certified that notice
of construction is not required to the Federal Aviation Administration (FAA); and

WHEREAS, the proposed project is located within Accident Potential Zone
(APZ) 2, and the ALUCP identifies research & development uses located within
APZ 2 as conditionally compatible with airport uses, provided that the project
complies with an intensity of 50 people per acre and that an occupancy deed
restriction is recorded with the County Recorder if the floor area ratio (FAR)
exceeds 0.34; and
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WHEREAS, the proposed project is located within the overflight
notification area, but the ALUCP requires recordation of an overflight notification
with the County Recorder only for new residential land uses; and

WHEREAS, the ALUC has considered the information provided by staff,
including information in the staff report and other relevant material regarding the
project; and

WHEREAS, the ALUC has provided an opportunity for the City of San
Diego, the U.S. Marine Corps, and interested members of the public to present
information regarding this matter;

NOW, THEREFORE, BE IT RESOLVED that the ALUC hereby
determines that the proposed project: Community Plan Amendment to Construct
Three Research & Development Buildings and Three Parking Structures at
10300 Campus Pointe Drive, City of San Diego, is conditionally consistent with
the MCAS Miramar ALUCP, which was originally adopted in 2008 and amended
in 2010 and 2011, based upon the following facts and findings:

(1) The proposed project involves a community plan amendment to construct
three research & development buildings and three parking structures on a
property with an existing research & development building.

(2) The proposed project is located outside the 60 dB CNEL noise contour. The
ALUCP identifies all uses located outside the 60 dB CNEL noise contour as
compatible with airport uses.

(3) The maximum height of the proposed project is approximately 87 feet above
ground level. The proposed project is in compliance with the ALUCP airspace
protection surfaces because the project sponsor has certified that notice of
construction is not required to the FAA because the project is located within
an urbanized area, is substantially shielded by existing structures or natural
terrain, and cannot reasonably have an adverse effect on air navigation.

(4) The proposed project is located within APZ 2. The ALUCP identifies research
& development uses located within APZ 2 as conditionally compatible with
airport uses, provided that the praject complies with an intensity of 50 people
per acre and that an occupancy deed restriction is recorded with the County
Recorder if the FAR exceeds 0.34, The project proposes an FAR of 0.41 and
thus requires an occupancy deed restriction to 50 people per acre per the
ALUCP, which would be 2,083 people for the 41.67 acre property. Therefore,
as a condition of project approval, an occupancy deed restriction of 2,083
people must be recorded with the County Recorder.
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(5) The proposed project is located within the overflight notification area. The
ALUCP requires recordation of an overflight notification with the County
Recorder only for new residential land uses, and the proposed project does
not contain any residential land uses.

(6) Therefore, if the proposed project contains the above-required conditions, the
proposed project would be consistent with the MCAS Miramar ALUCP.

BE IT FURTHER RESOLVED that the ALUC finds this determination is
not a “project” as defined by the California Environmental Quality Act (CEQA),
Cal. Pub. Res. Code §21065, and is not a “development” as defined by the
California Coastal Act, Cal. Pub. Res. Code §30106.

PASSED, ADOPTED AND APPROVED by the ALUC for San Diego
County at a regular meeting this 15™ day of January, 2015, by the following vote:

AYES: Commissioners;  Alvarez, Boling, Cox, Gleason, Hubbs,
Sessom, Smisek

NOES: Commissioners;  None

ABSENT: Commissioners:  Desmond

ABSTENTION: Commissioners: Robinson

ATTEST:

TONY H. RUSSELL

DIRECTOR, CORPORATE &
INFORMATION GOVERNANCE /
AUTHORITY CLERK

APPROVED AS TO FORM:

“Patita.

BRETON K. LOBNER
GENERAL COUNSEL
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RESOLUTION NUMBER R-

DATE OF FINAL PASSAGE

A RESOLUTION GRANTING SITE DEVELOPMENT PERMIT NO. 1176281 AND

NEIGHBORHOOD DEVELOPMENT PERMIT NO. 1388122; CAMPUS POINT MASTER

PLAN - PROJECT NO. 336364[MMRP]

WHEREAS, ARE-SD REGION 28, LLC, a Delaware Limited Liability Company, Owner
and Permittee, filed an application with the City of San Diego for a Site Development Permit
and Neighborhood Development Permit, for the redevelopment of an existing scientific
research and development property with additional buildings and accessory uses, and a
Multiple Habitat Planning Area boundary line correction, on a 58.19-acre parcel of land
known as the Campus Point Master Plan project (Project); and

WHEREAS, the project site is located at 10290 to 10306 Campus Point Drive, at the
northern terminus of Campus Point Drive north of Genesee Avenue, east of Interstate 5, and
west of Roselle Street. The site is within the Central Subarea of the University Community
Plan, the Community Plan Implementation Zone (CPIOZ) Type A and B, and is within the IP-1-
1, RS-1-7, and RS-1-14 zones and is identified as Prime Industrial Lands in the Economic
Prosperity Element (Figure EP-1) of the General Plan. In addition, the property is located
within the City's Parking Impact Overlay Zone (Coastal and Campus Impact Areas), the
Multiple Habitat Planning Area (MHPA), and is within the Airport Land Use Compatibility
Overléy Zone, the Airport Influence Area (Review Area 1), the Federal Aviation Administration
Part 77 Noticing area, and the Accident Potential Zone-Il for Marine Corps Air Station (MCAS)
Miramar; and

WHEREAS, the property is legally described as Parcel 1 and 2 of Parcel Map No.

10898, in the City of San Diego, County of San Diego, State of California, filed in the Office of
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the County Recorder of San Diego County, January 16, 1981 as File No. 81-015313 of Official
Records; and
WHEREAS, on May 25, 2017, the Planning Commission of the City of San Diego

considered Site Development Permit No. 1176281 and Neighborhood Development Permit

No. 1388122, and pursuant to Resolution No. PC- voted to recommend

approval; and

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

the hearing and to make legal findings based on the evidence presented; and

WHEREAS, the matter was set for public hearing on , testimony
having been heard, evidence having been submitted, and the City Council having fully

considered the matter and being fully advised concerning the same; NOW, THEREFORE,

BE IT RESOLVED, by the Council of the City of San Diego, that it adopts the following
findings with respect to Site Development Permit No. 1176281 and Neighborhood

Development Permit No. 1388122:

A. Site Development Permit - Section 126.0504

1. Findings for all Site Development Permits - Section 126.0504(a)

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

The project site is located at 10290 to 10300 Campus Point Drive, at the
northern terminus of Campus Point Drive north of Genesee Avenue, west of
Interstate 5, and east of Roselle Street. The site is within the Central Subarea
of the University Community Plan (UCP), the Community Plan
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Implementation Zone (CPI0Z) Type A and B, and is within the IP-1-1
(Industrial Park), RS-1-7 (Residential Single-Family), and RS-1-14 (Residential
Single-Family) zones. The project entails the redevelopment of an existing
731,725-square-foot scientific research and development (R&D) facility by
328,383 square feet; thereby creating a 1,060,108-square-foot science and
business park. The existing 463,791-square-foot building (CP1) and 267,934-
square-foot building (CP2) shall remain. The project includes the construction
of a 12- and six-story split-level multi-tenant building (CP3), a two-story
building housing a micro-brewery with accessory dining space and shared
tenant amenity spaces(CP4), and a nine-level (six levels above ground, three
below ground) parking structure to accommodate 1,440 parking stalls within
the 58.19-acre project site. The project includes a Land Use Plan Amendment
(LUPA) to revise the current requirement to mitigate peak hour vehicle trips
to the equivalent of what would generated by a development intensity of
18,000 square feet per net acre to 20,000 square feet per acre through
implementation of a Transportation Demand Management (TDM) program to
aid in the reduction of peak-hour trips, which a comprehensive TDM program
is included in the project.

The project site is identified in the General Plan's Economic Prosperity
Element as Prime Industrial Land on Figure EP-l. Prime industrial lands are
areas that support export-oriented base sector activities such as warehouse
distribution, heavy or light manufacturing, research and development uses.
These areas are part of even larger areas that provide a significant benefit to
the regional economy and meet General Plan goals and objectives to
encourage a strong economic base. The proposed project is located within
the Central Subarea of the UCP and is designated for Scientific Research use.
The development would help provide additional quality job opportunities
including middle-income jobs and provide secondary employment and
supporting uses. Retention and growth of scientific research use in this area
would also provide greater opportunities for collaboration with other
scientific research uses in the immediate vicinity, in the Torrey Pines Mesa
area of the community as well as with UCSD. The project will also provide
amenity space to serve the tenants of the R&D campus, thereby
implementing the goals and policies of the UCP to provide amenities and
support services to the primary Scientific Research and other industrial uses
in industrial areas. Therefore, with the adoption of the LUPA, the proposed
development would not adversely affect the applicable land use plan.

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

The project entails the redevelopment of an existing 731,725-square-foot
scientific R&D facility by 328,383 square feet; thereby creating a 1,060,108-
square-foot science and business park. The existing 463,791-square-foot
building (CP1) and 267,934-square-foot building (CP2) shall remain. The
project includes the construction of a 12- and six-story split-level multi-tenant
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building (CP3), a two-story building housing a micro-brewery with accessory
dining space and shared tenant amenity spaces(CP4), and a nine-level (six
levels above ground, three below ground) parking structure to accommodate
1,440 parking stalls within the 58.19-acre project site. The projectincludes a
LUPA to revise the current requirement to mitigate peak hour vehicle trips to
the equivalent of what would generated by a development intensity of
18,000 square feet per net acre to 20,000 square feet per acre through
implementation of a TDM program to aid in the reduction of peak-hour trips,
which a comprehensive TDM program is included in the project. The
buildings have been designed to achieve Leadership in Energy and
Environmental Design (LEED) Silver, which requires several energy- and
insulation-efficiency measures to be included in the design of the structures.

Supplemental Environmental Impact Report (SEIR) No. 336364 /SCH No.
2014091073 has been prepared for the project in accordance with State of
California Environmentat Quality Act (CEQA) Guidelines, which addresses
potential impacts to Land Use, Transportation/Circulation, Biological
Resources, Historical Resources, and Paleontological Resources. A Mitigation,
Monitoring and Reporting Program (MMRP) will be implemented with this
project, which will reduce the potential impacts to below a level of
significance.

The permit for the project includes various conditions and referenced
exhibits of approval relevant to achieving project compliance with the
applicable regulations of the San Diego Municipal Code (SDMC) in effect for
this project. Such conditions are necessary to avoid adverse impacts to the
health, safety and general welfare of persons residing or working in the
surrounding area. The project will comply with the development conditions
in effect for the subject property as described in Site Development Permit
(SDP) No. 1176281 and Neighborhood Development Permit (NDP) No.
1388122, and other regulations and guidelines pertaining to the subject
property per the SDMC. Prior to issuance of any building permits for the
proposed development, the plans will be reviewed for compliance with all
Building, Electrical, Mechanical, Plumbing and Fire Code requirements, and
the Owner/Permittee will be required to obtain a grading and public
improvement permit. Therefore, the proposed development would not be
detrimental to the public health, safety and welfare.

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

The project entails the redevelopment of an existing 731,725-square-foot
scientific R&D facility by 328,383 square feet; thereby creating a 1,060,108-
square-foot science and business park. The existing 463,791-square-foot
building (CP1) and 267,934-square-foot building (CP2) shall remain. The
project includes the construction of a 12- and six-story split-level multi-tenant
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building (CP3), a two-story building housing a micro-brewery with accessory
dining space and shared tenant amenity spaces(CP4), and a nine-level (six
levels above ground, three below ground) parking structure to accommodate
1,440 parking stalls within the 58.19-acre project site. The project includes a
LUPA to revise the current requirement to mitigate peak hour vehicle trips to
the equivalent of what would generated by a development intensity of
18,000 square feet per net acre to 20,000 square feet per acre through
implementation of a TDM program to aid in the reduction of peak-hour trips,
which a comprehensive TDM program is included in the project. The
buildings have been designed to achieve LEED Silver, which requires several
energy- and insulation-efficiency measures to be included in the design of
the structures.

The proposed development would be located on private property and has
been designed to address height, bulk and scale, materials, colors,
sustainable features, and signs as required through application of CPI0OZ-B.
Other than the LUPA, the project is not requesting nor does it require any
deviations or variances from the applicable regulations and policy
documents, and is consistent with the recommended land use designation,
design guidelines, and development standards in effect for this site.
Therefore, the proposed development is in conformance with the applicable
regulations of the Land Development Code (LDC).

Supplemental Site Development Permits Findings-Environmentally
Sensitive Lands- Section 126.0504(b).

a. 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 existing scientific R&D buildings were constructed on the site in 1979, by
ministerial action. In 1981, the project site was subdivided into two parcels
pursuant to Parcel Map No. 10898. Parcel 1 is approximately 41.67-acres and
contains an existing 463,791-square-foot building (CP1). Parcel 2 is
approximately 16.52-acres and contains an existing 267,934-square-foot
building (CP2). The project site contains Environmentally Sensitive Lands
(ESL) in the form of sensitive biological resources and steep hillsides;
however, they are outside of the previously disturbed and developed portion
of the site.

The project proposes intensifying the existing 731,725-square-foot scientific
R&D facility by 328,383 square feet; thereby creating a 1,060,108-square-foot
science and business park, characterized by a campus-like environment with
comprehensive site design and substantial landscaping. The project would
add two new buildings and an associated parking structure within previously
disturbed land that is currently occupied by surface parking. The project
would entail the construction of a 12- and six-story split-level multi-tenant
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building (CP3), a two-story building housing a micro-brewery with accessory
dining space and shared tenant amenity spaces (CP4), and a nine-level (six
levels above ground, three below ground) parking structure to accommodate
1,440 parking stalls within the 58.19-acre project site.

All of the proposed development will occur within the previously disturbed
and developed portion of the site and there will be no permanent
encroachment into, or impacts on, any steep slopes or other ESL located on
the site. There will be a very minor temporary encroachment into steep
slopes of approximately 450 square feet for erosion control purposes and
the temporary encroachment area will be restored to its current condition
after the work is completed.

SEIR No. 336364 /SCH No. 2014091073 has been prepared for the project in
accordance with CEQA Guidelines, which addresses potential impacts to Land
Use, Transportation/Circulation, Biological Resources, Historical Resources,
and Paleontological Resources. A MMRP will be implemented with this
project, which will reduce the potential impacts to below a level of
significance. Therefore, the site is physically suitable for the design and siting
of the proposed development and the development will result in minimum
disturbance to ESL.

b. The proposed development will minimize the alteration of
natural land forms and will not result in undue risk from geologic and
erosional forces, flood hazards, or fire hazards.

The project proposes intensifying the existing 731,725-square-foot scientific
R&D facility by 328,383 square feet; thereby creating a 1,060,108-square-foot
science and business park, characterized by a campus-like environment with
comprehensive site design and substantial landscaping. All of the proposed
development will occur within the previously disturbed and developed
portion of the site and there will be no permanent encroachment into, or
impacts on, any steep slopes or other ESL located on the site. There will be a
very minor temporary encroachment into steep slopes of approximately 450
square feet for erosion control purposes and the temporary encroachment
area will be restored to its current condition after the work is completed,
which the excavation would not alter any nateral landforms. There are no
geologic or flood hazards on the property. In addition, a Brush Management
Plan would be implemented with the project and all landscaping proposed
would utilize native and non-native, non-invasive, and drought-tolerant
plants throughout the site.

SEIR No. 336364 /SCH No. 2014091073 has been prepared for the project in
accordance with CEQA Guidelines, which addresses potential impacts to Land
Use, Transportation/Circulation, Biological Resources, Historical Resources,
and Paleontological Resources. A MMRP will be implemented with this
project, which will reduce the potential impacts to below a level of
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significance. Therefore, the proposed development has been designed to
minimize the alteration of natural land forms and would not result in undue
risk from geologic and erosional forces, flood hazards, or fire hazards.

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

The project proposes intensifying the existing 731,725-square-foot scientific
R&D facility by 328,383 square feet; thereby creating a 1,060,108-square-foot
science and business park, characterized by a campus-like environment with
comprehensive site design and substantial landscaping. All of the proposed
development will occur within the previously disturbed and developed
portion of the site and there will be no permanent encroachment into, or
impacts on, any steep slopes or other ESL located on the site. There will be a
very minor temporary encroachment into steep slopes of approximately 450
square feet for erosion control purposes and the temporary encroachment
area will be restored to its current condition after the work is completed.

The project has a potential for indirect impacts to the MHPA along the
northern and eastern boundaries. The City’'s Multiple Species Conservation
Program (MSCP) Subarea Plan provides Land Use Adjacency Guidelines to
avoid or reduce significant indirect impacts to MHPAs from adjacent land
uses. The Land Use Adjacency Guidelines include drainage, lighting, noise,
barriers, and slope grading recommendations for adjacent development, as
well as recommendations for avoiding or redirecting toxic chemicals (e.g.,
from landscape or agricultural fertilization) and prohibition of the planting of
invasive species. Due to the site's location in relation to the MHPA, the
project would be required to comply with the Land Use Adjacency Guidelines
as discussed in SEIR No. 336364 /SCH No. 2014091073 Section 4.1.4 and is
included within the MMRP. Therefore, the proposed development will be
sited and designed to prevent adverse impacts on any adjacent ESL.

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

The project proposes intensifying the existing 731,725-square-foot scientific
R&D facility by 328,383 square feet; thereby creating a 1,060,108-square-foot
science and business park, characterized by a campus-like environment with
comprehensive site design and substantial landscaping. All of the proposed
development will occur within the previously disturbed and developed
portion of the site and there will be no permanent encroachment into, or
impacts on, any steep slopes or other ESL located on the site.

Approximately 10.08-acres of the current project site overlaps the existing

MHPA. A 0.33-acre boundary line correction would be processed to remove
an existing portion of a City cul-de-sac at the southern border mapped as
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MHPA. Overall, the project results in a net MHPA gain of 0.77-acres and
removes approximately 1.06-acres of the site that was previously graded in
1979-1982 and subsequently developed pursuant to Building Permit No.
A10329. Post boundary line correction, the on-site MHPA consists of a total
of 10.85-acres.

The project has a potential for indirect impacts to the MHPA along the
northern and eastern boundaries. The City's MSCP Subarea Plan provides
Land Use Adjacency Guidelines to avoid or reduce significant indirect impacts
to MHPAs from adjacent land uses. The Land Use Adjacency Guidelines
include drainage, lighting, noise, barriers, and slope grading
recommendations for adjacent development, as well as recommendations
for avoiding or redirecting toxic chemicals (e.g., from landscape or
agricultural fertilization) and prohibition of the planting of invasive species.
Due to the site’s location in relation to the MHPA, the project would be
required to comply with the Land Use Adjacency Guidelines as discussed in
SEIR No. 336364 /SCH No. 2014091073 Section 4.1.4 and is included within
the MMRP.

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

The project site is located at 10290 to 10300 Campus Point Drive, at the
northern terminus of Campus Point Drive north of Genesee Avenue, west of
Interstate 5, and east of Roselle Street. The site is approximately 1.76 miles
from the Pacific Ocean. The project site is a previously developed site and all
of the proposed development will occur within the previously disturbed and
developed portion of the site and the project has been designed to limit
drainage and irrigation so as to avoid impacts to sensitive areas. Therefore,
the project would not contribute to the erosion of public beaches or
adversely impact local shoreline sand supply.

f. 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.

SEIR No. 336364 /SCH No. 2014091073 has been prepared for the project in
accordance with CEQA Guidelines, which addresses potential impacts to Land
Use, Transportation/Circulation, Biological Resources, Historical Resources,
and Paleontological Resources. A MMRP will be implemented with this
project, which will reduce the potential impacts to below a level of
significance. A Housing Trust Fund (HTF) impact fee as a non-residential
development is required for this project and is due at the time of building
permit issuance. In addition, a Development Impact Fee (DIF) is required at
building permit issuance based on increased square footage over what
currently exists on the site.
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B. Neighborhood Development Permit - Section 126.0404

1.

Findings for all Neighborhood Development Permits- Section 126.0404(a)

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

The project site is located at 10290 to 10300 Campus Point Drive, at the
northern terminus of Campus Point Drive north of Genesee Avenue, west of
Interstate 5, and east of Roselle Street. The site is within the Central Subarea
of the UCP, the CPIOZ Type A and B, and is within the {P-1-1, RS-1-7, and RS-1-
14 zones. The project entails the redevelopment of an existing 731,725-
square-foot scientific R&D facility by 328,383 square feet; thereby creating a
1,060,108-square-foot science and business park. The existing 463,791-
square-foot building (CP1) and 267,934-square-foot building (CP2) shall
remain. The project includes the construction of a 12- and six-story split-level
multi-tenant building (CP3), a two-story building housing a micro-brewery
with accessory dining space and shared tenant amenity spaces(CP4), and a
nine-level (six levels above ground, three below ground) parking structure to
accommodate 1,440 parking stalls within the 58.19-acre project site. The
project includes a LUPA to revise the current requirement to mitigate peak
hour vehicle trips to the equivalent of what would generated by a
development intensity of 18,000 square feet per net acre to 20,000 square
feet per acre through implementation of a TDM program to aid in the
reduction of peak-hour trips, which a comprehensive TDM program is
included in the project.

The project site is identified in the General Plan's Economic Prosperity
Element as Prime Industrial Land on Figure EP-l. Prime industrial lands are
areas that support export-oriented base sector activities such as warehouse
distribution, heavy or light manufacturing, research and development uses.
These areas are part of even larger areas that provide a significant benefit to
the regional economy and meet General Plan goals and objectives to
encourage a strong economic base. The proposed project is located within
the Central Subarea of the UCP and is designated for Scientific Research use.
The development would help provide additional quality job opportunities
including middle-income jobs and provide secondary employment and
supporting uses. Retention and growth of scientific research use in this area
would also provide greater opportunities for collaboration with other
scientific research uses in the immediate vicinity, in the Torrey Pines Mesa
area of the community as well as with UCSD. The project will also provide
amenity space to serve the tenants of the R&D campus, thereby
implementing the goals and policies of the UCP to provide amenities and
support services to the primary Scientific Research and other industrial uses
in industrial areas. Therefore, with the adoption of the LUPA, the proposed
development would not adversely affect the applicable land use plan.
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b. The proposed development will not be detrimental to the public
health, safety, and welfare.

The project entails the redevelopment of an existing 731,725-square-foot
scientific R&D facility by 328,383 square feet; thereby creating a 1,060,108-
square-foot science and business park. The existing 463,791-square-foot
building (CP1) and 267,934-square-foot building (CP2) shall remain. The
project includes the construction of a 12- and six-story split-level multi-tenant
building (CP3), a two-story building housing a micro-brewery with accessory
dining space and shared tenant amenity spaces(CP4), and a nine-level (six
levels above ground, three below ground) parking structure to accommodate
1,440 parking stalls within the 58.19-acre project site. The project includes a
LUPA to revise the current requirement to mitigate peak hour vehicle trips to
the equivalent of what would generated by a development intensity of
18,000 square feet per net acre to 20,000 square feet per acre through
implementation of a TDM program to aid in the reduction of peak-hour trips,
which a comprehensive TDM program is included in the project. The
buildings have been designed to achieve LEED Silver, which requires several
energy- and insulation-efficiency measures to be included in the design of
the structures.

SEIR No. 336364 /SCH No. 2014091073 has been prepared for the project in
accordance with CEQA Guidelines, which addresses potential impacts to Land
Use, Transportation/Circulation, Biological Resources, Historical Resources,
and Paleontological Resources. A MMRP will be implemented with this
project, which will reduce the potential impacts to below a level of
significance.

The permit for the project includes various conditions and referenced
exhibits of approval relevant to achieving project compliance with the
applicable regulations of the SDMC in effect for this project. Such conditions
are necessary to avoid adverse impacts to the health, safety and general
welfare of persons residing or working in the surrounding area. The project
will comply with the development conditions in effect for the subject
property as described in SDP No. 1176281 and NDP No. 1388122, and other
regulations and guidelines pertaining to the subject property per the SDMC.
Prior to issuance of any building permits for the proposed development, the
plans will be reviewed for compliance with all Building, Electrical, Mechanical,
Plumbing and Fire Code requirements, and the Owner/Permittee will be
required to obtain a grading and public improvement permit. Therefore, the
proposed development would not be detrimental to the public health, safety
and welfare.

C. The proposed development will comply with the applicable

regulations of the Land Development Code, including any allowable
deviations pursuant to the Land Development Code.
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The project entails the redevelopment of an existing 731,725-square-foot
scientific R&D facility by 328,383 square feet; thereby creating a 1,060,108-
square-foot science and business park. The existing 463,791-square-foot
building (CP1) and 267,934-square-foot building (CP2) shall remain. The
project includes the construction of a 12- and six-story split-level multi-tenant
building (CP3), a two-story building housing a micro-brewery with accessory
dining space and shared tenant amenity spaces(CP4), and a nine-level (six
levels above ground, three below ground) parking structure to accommodate
1,440 parking stalls within the 58.19-acre project site. The projectincludes a
LUPA to revise the current requirement to mitigate peak hour vehicle trips to
the equivalent of what would generated by a development intensity of
18,000 square feet per net acre to 20,000 square feet per acre through
implementation of a TDM program to aid in the reduction of peak-hour trips,
which a comprehensive TDM program is included in the project. The
buildings have been designed to achieve LEED Silver, which requires several
energy- and insulation-efficiency measures to be included in the design of
the structures.

The proposed development would be located on private property and has
been designed to address height, bulk and scale, materials, colors,
sustainable features and signs as required through application of CPIOZ-B.
Other than the LUPA, the project is not requesting nor does it require any
deviations or variances from the applicable regulations and policy
documents, and is consistent with the recommended land use designation,
design guidelines, and development standards in effect for this site.

Therefore, the proposed development is in conformance with the applicable
regulations of the LDC.

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

incorporated herein by this reference.

BE IT FURTHER RESOLVED, that Site Development Permit No. 1176281 and
Neighborhood Development Permit No. 1388122 are granted to ARE-SD REGION 28, LLC, a
Delaware Limited Liability Company, Owner/Permittee, under the terms and conditiens set

forth in the attached permit which is made a part of this resolution.
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ATTACHMENT 11

RECORDING REQUESTED BY
CITY OF SAN DIEGO
DEVELOPMENT SERVICES
PERMIT INTAKSEmMAIL STATION

WHEN RECORDED MAIL TO
CITY CLERK
MAIL STATION 2A

INTERNAL ORDER NUMBER: 24004025 SPACE ABOVE THIS LINE FOR RECORDER'S USE

SITE DEVELOPMENT PERMIT NO. 1176281
NEIGHBORHOOD DEVELOPMENT PERMIT NO. 1388122
CAMPUS POINT MASTER PLAN - PROJECT NO. 336364 [MMRP]
CITY COUNCIL

This Site Development Permit No. 1176281 and Neighborhood Development Permit No. 1388122
are granted by the City Council of the City of San Diego to ARE-SD REGION 28, LLC, a Delaware
Limited Liability Company, Owner and Permittee, pursuant to San Diego Municipal Code [SDMC(]
Sections 126.0404 and 126.0504. The 58.19-acre site is located at 10290 to 10300 Campus Point
Drive, at the northern terminus of Campus Point Drive north of Genesee Avenue, east of Interstate
5, and west of Roselle Street. The site is within the Central Subarea of the University Community
Plan, the Community Plan Implementation Zone (CPIOZ) Type A and B, and is within the IP-1-1, RS-1-
7, and RS-1-14 zones and is identified as Prime industrial Lands in the Economic Prosperity Element
(Figure EP-1) of the General Plan. In addition, the property is located within the City’s Parking Impact
Overlay Zone {Coastal and Campus Impact Areas), the Multiple Habitat Planning Area (MHPA), and is
within the Airport Land Use Compatibility Overlay Zone, the Airport Influence Area (Review Area 1),
the Federal Aviation Administration Part 77 Noticing area, and the Accident Potential Zone-Il for
Marine Corps Air Station (MCAS) Miramar. The project site is legally described as Parcel 1 and 2 of
Parcel Map No. 10898, in the City of San Diego, County of San Diego, State of California, filed in the
Office of the County Recorder of San Diego County, January 16, 1981 as File No. 81-015313 of Official
Records.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee for the redevelopment of an existing scientific research and development property
with additional buildings and accessory uses, and a Multiple Habitat Planning Area boundary line
correction; described and identified by size, dimension, quantity, type, and location on the approved
exhibits [Exhibit "A"] dated . on file in the Development Services Department.

The project shall include:

a. Redevelopment of an existing 731,725-square-foot scientific research and development
facility by the addition of 328,383 square feet; thereby creating a 1,060,108-square-foot
science and business park. The existing 463,791-square-foot building (CP1) and 267,934-
square-foot building (CP2) shall remain. The project includes the construction of a 12- and
six-story split-level multi-tenant building (CP3), a two-story building housing a micro-
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brewery with accessory dining space and shared tenant amenity spaces(CP4), and a nine-
level (including three subterranean levels) parking structure to accommodate 1,440
parking stalls within the 58.19-acre project site;

b. Multiple Habitat Planning Area Boundary Line Correction;
¢. Landscaping (planting, irrigation and landscape related improvements);
d. Off-street parking;

e. A Leadership in Energy and Environmental Design (LEED) Silver certification, in
conformance with the criteria of the Affordable/In-Fill Housing and Sustainable Buildings
Expedite Program; and

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

STANDARD REQUIREMENTS:

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

1

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

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

b. The Permitis recorded in the Office of the San Diego County Recorder.
3. While this Permit is in effect, the subject property shall be used only for the purposes and
under the terms and conditions set forth in this Permit unless otherwise authorized by the
appropriate City decision maker.
4.  This Permit is a covenant running with the subject property and all of the requirements and

conditions of this Permit and related documents shall be binding upon the Owner/Permittee and
any successor(s) in interest.
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5. The continued use of this Permit shall be subject to the regulations of this and any other
applicable governmental agency.

6.  Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. §
1531 et seq.).

7. Inaccordance with authorization granted to the City of San Diego from the USFWS pursuant to
Sec. 10(a) of the ESA and by the CDFG pursuant to Fish & Game Code sec. 2835 as part of the
Multiple Species Conservation Program (MSCP), the City of San Diego through the issuance of this
Permit hereby confers upon 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 17, 1997 and on
File in the Office of the City Clerk as Document No. 00-18394. Third Party Beneficiary status is
conferred upon Permittee by the City: (1) to grant Permittee the legal standing and legal right to
utilize the take authorizations granted to the City pursuant to the MSCP within the context of those
limitations imposed under this permit and the IA, and (2) to assure Permittee that no existing
mitigation obligation imposed by the City of San Diego pursuant to this Permit shall be altered in the
future by the City of San Diego, USFWS or CDFG, except in the limited circumstances described in
Section 9.6 and 9.7 of the IA. For lands identified as mitigation but not yet dedicated, maintenance
and continued recognition of Third Party Beneficiary status by the City is contingent upon Permittee
maintaining the biological values of any and all lands committed for mitigation pursuant to this
Permit and of full satisfaction by Permittee of mitigation obligations required by this Permit, as
described in accordance with Section 17.1D of the IA.

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

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

10.  All of the conditions contained in this Permit have been considered and were determined
necessary to make the findings required for approval of this Permit. The Permit holder is required
to comply with each and every condition in order to maintain the entitlements that are granted by
this Permit.

If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this
Permit shall be void. However, in such an event, the Owner/Permittee shall have the right, by paying
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s)
back to the discretionary body which approved the Permit for a determination by that body as to
whether all of the findings necessary for the issuance of the proposed permit can still be made in
the absence of the "invalid" condition(s). Such hearing shall be a hearing de novo, and the
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discretionary body shall have the absolute right to approve, disapprove, or modify the proposed
permit and the condition(s) contained therein.

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

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

ENVIRONMENTAL/MITIGATION REQUIREMENTS:

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

14. The mitigation measures specified in the MMRP and outlined in Supplemental Environmental
Impact Report No. 336364 /SCH No. 2014091073, shall be noted on the construction plans and
specifications under the heading ENVIRONMENTAL MITIGATION REQUIREMENTS.

15. The Owner/Permittee shall comply with the MMRP as specified in Supplemental Environmental
Impact Report No. 336364 /SCH No. 2014091073, to the satisfaction of the Development Services
Department and the City Engineer. Prior to issuance of any construction permit, all conditions of the
MMRP shall be adhered to, to the satisfaction of the City Engineer. All mitigation measures
described in the MMRP shall be implemented for the following issue areas:

Land Use
Transportation/Circulation
Biological Resources
Historical Resources
Paleontological Resources

Page 4 of 11



ATTACHMENT 11

AIRPORT REQUIREMENTS:

16.  Prior to the issuance of any building permits, the Owner/Permittee shall record an occupancy
deed restriction to 50 people per acre pursuant to the Marine Corps Air Station (MCAS) Miramar
Airport Land Use Compatibility Plan (ALUCP).

GEOLOGY REQUIREMENTS:

17.  Pursuant to San Diego Municipal Code 145.1803(a)(3), the Owner/ Permittee must submit a
"Notice of Geologic and Geotechnical Conditions" prior to the issuance of any construction permits
for grading or building, addressing the potentially active fault transecting the site. [The Owner/
Permittee shall contact the Geology Section for a draft of the Notice.]

ENGINEERING REQUIREMENTS:

18. The project proposes to export 10,700 cubic yards of material from the project site. All
excavated material listed to be exported shall be exported to a legal disposal site in accordance with
the Standard Specifications for Public Works Construction (the "Green Book"), 2015 edition and
Regional Supplement Amendments adopted by Regional Standards Committee.

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

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

21.  Prior to the issuance of any construction permit, the Owner/Permittee shall enter into a
Maintenance Agreement for the ongoing permanent Best Management Practices (BMP)
maintenance, satisfactory to the City Engineer.

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

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

24, Prior to issuance any construction permit, including for grading, a copy of the Notice of Intent
(NOI) with a valid Waste Discharge ID number (WDID#) shall be submitted to the City of San Diego as
a proof of enrollment under the Construction General Permit. If ownership of the entire site or
portions of the site changes prior to filing of the Notice of Termination (NOT), a revised NOI shall be
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submitted electronically to the State Water Resources Board in accordance with the provisions as set
forth in Section 11.C of Order No. 2009-0009DWQ and a copy shall be submitted to the City.

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

LANDSCAPE REQUIREMENTS:

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

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

28. If the Owner/Permittee requests a foundation only permit, it shall not be granted until a site
plan or staking layout plan is submitted to the Development Services Department identifying all
landscape areas consistent with Exhibit “A,” Landscape Development Plan, on file in the Office of the
Development Services Department. These landscape areas shall be clearly identified with a distinct
symbol, noted with dimensions and labeled as 'landscaping area.'

29. The Owner/Permittee shall be responsible for the maintenance of all landscape improvements
shown on the approved plans consistent with the Landscape Standards unless the Owner/Permittee
demonstrates that long-term maintenance of said landscaping will be the responsibility of a

Landscape Maintenance District or other entity approved by the Development Services Department.

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

31. If any required landscape (including existing or new plantings, hardscape, landscape features,
etc.) indicated on the approved construction document plans is damaged or removed during
demolition or construction, the Owner/Permittee shall repair and/or replace in kind and equivalent
size per the approved documents to the satisfaction of the Development Services Department
within 30 days of damage or issuance of Occupancy.
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BRUSH MANAGEMENT PROGRAM REQUIREMENTS:

32. The Owner/Permittee shall implement the following requirements in accordance with the
Brush Management Program shown on Exhibit “A” Brush Management Plan on file in the Office of
the Development Services Department.

33. The Brush Management Program shall be based on a standard Zone One of 35 feet in width
with Zone Two of 65 feet in width, extending out from the structure towards the native/naturalized
vegetation, consistent with the Brush Management Regulations of the SDMC Section 142.0412
exercising zone reduction provisions under 142.0412(f) and (i). Where the full defensible space
cannot be provided, alternative compliance measures shall be applied to harden the structure
beyond CBC 7A requirements to include upgraded openings with dual-glazed, dual-tempered panes.

34. Prior to issuance of any construction permit for grading, landscape construction documents
required for the engineering permit shall be submitted showing the brush management zones on
the property in substantial conformance with Exhibit “A.”

35. Prior to issuance of any building permits, a complete set of Brush Management Plans shall be
submitted for approval to the Development Services Department. The construction documents shall
be in substantial conformance with Exhibit “A” and shall comply with the Landscape Standards and
Brush Management Regulations as set forth under SDMC Section 142.0412.

36. Within Zone One, combustible accessory structures (including, but not limited to decks,
trellises, gazebos, etc.) shall not be permitted; while accessory structures of non-combustible, one-
hour fire-rated, and/or heavy timber construction may be approved within the designated Zone One
area subject to Fire Marshal's approval.

37. The following note shall be provided on the Brush Management Construction Documents: 'It
shall be the responsibility of the Owner/Permittee to schedule a pre-construction meeting on site
with the contractor and the Development Services Department to discuss and outline the
implementation of the Brush Management Program.’

38. The Brush Management Program shall be maintained at all times in accordance with the City
of San Diego's Landscape Standards.

MULTIPLE SPECIES CONSERVATION PROGRAM:

39. Prior to the recordation of the first final map and/or issuance of any construction permit for
grading, the Owner/Permittee shall convey the on-site MHPA to the City's MSCP preserve through
either fee title to the City, covenant of easement granted in favor of the City and wildlife agencies or
dedication of land in fee title to the City. Conveyance of any land in fee to the City shall require
approval from the Park and Recreation Department Open Space Division Deputy Director and shall
exclude detention basins or other stormwater control facilities, brush management areas,
landscape/revegetation areas, and graded slopes. To facilitate MHPA conveyance, any non-fee areas
shall have covenants of easement for MHPA lands placed over them if located in the MHPA, and be
maintained in perpetuity by the owner/Permittee/Applicant unless otherwise agreed to by the City
for acceptance of dedicated land in fee title.
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PLANNING/DESIGN REQUIREMENTS:

40. Prior to issuance of any building permits, the construction documents shall note all criteria
included in the design and construction of the commercial project to meet a Leadership in Energy
and Environmental Design (LEED) Silver Certification.

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

42. Prior to the issuance of any construction permits, the Owner/Permittee shall execute and
record a Covenant of Easement that ensures preservation of the Environmentally Sensitive Lands
that are outside the allowable development area on the premises as shown on Exhibit “A” for
Sensitive Biological Resources and Steep Hillsides, in accordance with SDMC section 143.0152. The
Covenant of Easement shall include a legal description and an illustration of the premises showing
the development area and the Environmentally Sensitive Lands as shown on Exhibit “A.”

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

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

LONG RANGE PLANNING/DESIGN REQUIREMENTS:

45.  Accessory commercial uses up to 10-percent of the gross floor area are allowed per the
University Community Plan (UCP). Of the 1,060,108 square feet proposed, 106,011 square feet may
be accessory uses which are clearly accessory to the primary use(s) on the project site. Accessory
commercial uses provide services that building users would normally drive to which include:
restaurant/deli, conference rooms, express mail/copy center, and/or athletic club.

46.  Accessory uses shall only be located within the principal building(s) of the project and/or
within building CP4 as shown on Exhibit “A.” Signs shall be minimal and directed toward users on
the premises. Any street-oriented signs shall be for directional purposes only. Advertising for the
support commercial services shall be limited to the industrial tenants only.

TRANSPORTATION REQUIREMENTS

47. The automobile, motorcycle and bicycle parking spaces must be constructed in accordance
with the requirements of the SDMC. All on-site parking stalls and aisle widths shall be in compliance
with requirements of the City's Land Development Code and shall not be converted and/or utilized
for any other purpose, unless otherwise authorized in writing authorized by the appropriate City
decision maker in accordance with the SDMC.

48. The Owner/Permittee shall monitor the Transportation Demand Management (TDM) Plan
annually for a period of five years to verify the TDM Plan achieves target trip reductions to 1,031 AM
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peak hour trips and 902 PM peak hour trips, to be submitted to the City to the satisfaction of the City
Engineer.

49. Prior to issuance of the building permit for the proposed CP3 building, the Owner/Permittee
shall assure by permit and bond the construction of a traffic signal and associated improvements at
the intersection of Campus Point Drive at Campus Point Court, satisfactory to the City Engineer. This
traffic signal shall be completed and accepted by the City Engineer prior to the issuance of
occupancy for the CP3 building.

50. Prior to issuance of occupancy for the proposed CP3 building, the Owner/Permittee shall
widen and restripe Campus Point Drive from Genesee Avenue to Campus Point Court to a four-lane
Collector with Class Il bike lanes to the satisfaction of the City Engineer.

51. Prior to issuance of occupancy for the proposed CP3 building, the Owner/Permittee shall
implement the Transportation Demand Management (TDM) Plan as outlined in the Transportation
Impact Analysis, dated September 21, 2016, to the satisfaction of the City Engineer.

52. Prior to issuance of any building permits, the Owner/Permittee shall remove the marked
crosswalk within the public right-of-way at the terminus of the Campus Point Drive cul-de-sac,
remove associated signage to the crosswalk, and restore the pavement to the satisfaction of the City
Engineer.

PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:

53. Prior to the issuance of any building permits, the Owner/Permittee shall obtain a plumbing
permit for the installation of appropriate private back flow prevention device(s)[BFPDs], on each
water service (domestic, fire and irrigation), in a manner satisfactory to the Public Utilities Director
and the City Engineer. BFPDs shall be located above ground on private property, in line with the
service and immediately adjacent to the right-of-way. The Public Utilities Department will not permit
the required BFPDs to be located below grade or within the structure.

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

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

building permit plan check.

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

57. Prior to the issuance of any building permits, the Owner/Permittee shall assure, by permit and
bond, to remove (kill} at the main any existing unused water service.

58. All sewer facilities are to be in accordance with the approved Sewer Study.
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59. Prior to issuance of any building permits, the Owner/Permittee shall obtain an Encroachment
and Maintenance Removal Agreement (EMRA) for proposed improvements of any kind, including
utilities, medians, enriched paving, curb, gutter and sidewalk, and electrical conduits to be installed
within the public water easement.

60. The existing 12-inch water mains within the public water easement shall be protected with
enriched paving in all areas where raised medians are proposed.

61. At the time of building permit review, the Owner/Permittee shall provide the numbers of the
water meter abandoned in the water easement that will be relocated in order to receive capacity
credit.

INFORMATION ONLY:

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

» Any party on whom fees, dedications, reservations, or other exactions have been imposed as
conditions of approval of this Permit, may protest the imposition within ninety days of the
approval of this development permit by filing a written protest with the City Clerk pursuant to
California Government Code-section 66020.

e This development may be subject to impact fees at the time of construction permit issuance.

APPROVED by the City Council of the City of San Diego on and Resolution No.
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Permit & Approval No.: SDP No. 1176281/ NDP No. 1388122

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT

Jeffrey A. Peterson
Development Project Manager

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

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

ARE-SD Region No. 28, LLC,
a Delaware limited liability company

By: Alexandria Real Estate Equities, L.P.,
a Delaware limited partnership,
Managing Member ‘

By: ARE-QRS CORP., a Maryland corporation,
: General Partner

By
Name:
Title:

NOTE: Notary acknowledgments
must be attached per Civil Code
Section 1189 et seq.
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RESOLUTION NUMBER R-

DATE OF FINAL PASSAGE

A RESOLUTION APPROVING AN AMENDMENT TO THE UNIVERSITY
COMMUNITY PLAN AND TO AMEND THE GENERAL PLAN.

WHEREAS, on , the City Council of the City of San Diego held a public

hearing for the purpose of considering an amendment to the General Plan and the University
Community Plan (Community Plan) adopted on July 7, 1987, Resolution No. R-268789, and including
its subsequent amendments, to allow an increase in development intensity of Scientific Research on
a58.19-acre site located at 10290 and 10300 Campus Point Drive. The site is legally described as Parcel
1 and 2 of Parcel Map No. 10898, in the City of San Diego, County of San Diego, State of California,
filed in the Office of the County Recorder of San Diego County, january 16, 1981 as File No. 81-015313
of Official Records; and h

WHEREAS, the 2008 General Plan will be amended due to the Community Plan being part of
the Land Use Element of the adopted General Plan; and

WHEREAS, the Planning Commission found, based on its hearing record, that this amendment
retains internal consistency with the Community Plan and the 2008 General Plan and that the
proposed amendment helps achieve long-term community and citywide goals; and

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

on the evidence presented; and
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PLANNING COMMISSION RESOLUTION NO. 4881-PC

INITIATING AN AMENDMENT TO THE
UNIVERSITY COMMUNITY PLAN

WHEREAS, on March 14, 2013 the Planning Commission of the City of San
Diego held a public hearing for the purpose of considering a request to initiate an
amendment to the Univetsity Community Plan; and

WHEREAS, the proposed amendment would increase the allowable development intensity
-of Scientific Research land use on a 41.67 acre site located at 10300 Campus Point Drive;
and

WHEREAS, the Planning Commission of the City of San Diego considered all
maps, exhibits, and written documents presented for this project; NOW, THEREFORE.

BE IT RESOLVED by the Planning Commission of the City of San Diego, that
the initiation of a plan amendment in no way confers adoption of a plan amendment, that
neither staff nor the Planning Commission is committed to recommend in favor or denial of
the proposed amendment, and the City Council is not committed to adopt or deny the
proposed amendment; and

BE IT FURTHER RESOLVED that the Planning Commission of the City of San Diego
determines that the proposed plan amendment meets the three criteria for initiation
as described in section LU-D.10 of the Land Use Element of the General Plan:

a) The amendment request appears to be consistent with the goals and
policies of the General Plan and community plan and any community plan
specific amendment criteria

b) The proposed amendment provides additional public benefit to the
community as compared to the existing land use designation,
density/intensity range, plan policy or site design

c) Public facilities appear to be available to serve the proposed increase in
density/intensity, or their provision will be addressed as a component of the
amendment process :

The following land use issues have been identified with the initiation request. These
plan amendment issues, as well as others that have been and/or may be identified, will
be analyzed and evaluated through the community plan amendment review process:

- Evaluate consistency with the Miramar Airport Land Use Compatibility Plan
- Evaluate traffic generation and circulation including the feasibility for an additional
outlet to accommodate the increased intensity
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- Evaluate the accessibility of transit and ability to partner with SANDAG for the
creation of an employee shuttle for industrial users in the area or improvements to
transit facilities

- Evaluate the potential to utilize unused development intensity from other locations
within the community

- " Evaluate the ability to allow increased intensity for Scientific Research use for the
entire subarea, including all properties subject to the requirement to mitigate peak
hour traffic generation down to a project equal to or below 18,000 square feet per
acre of Scientific Research use

- . Ensure parking ratios are commensurate with Scientific Research use

- Implementation of a TSM Program

- Evaluate the ability of the project to incorporate of sustainable design features

o
"L
monroe

Senior Planner -
Planning Division - Development Services Department

aLsssimp o, o

Approved on March 14, 2013
Vote: 5-0-1

PTS No. 309944

cc.  Legislative Recorder, Development Services Department
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RESOLUTION NUMBER R-

DATE OF FINAL PASSAGE
A RESOLUTION CERTIFYING SUPPLEMENTAL ENVIRONMENTAL IMPACT
REPORT NO. 336364/SCH NO. 2014091073 TO ENVIRONMENTAL IMPACT
REPORT NO. 91-0360/SCH NO. 92121002, ADOPTING THE FINDINGS,
STATEMENT OF OVERRIDING CONSIDERATIONS, AND ADOPTING THE
MITIGATION, MONITORING, AND REPORTING PROGRAM; CAMPUS POINT
MASTER PLAN - PROJECT NO. 336364 ‘

WHEREAS, on September 17, 2013, ARE-SD REGION 28, LLC, a Delaware Limited Liability
Company, submitted an application to Development Services Department for Amendment to the
University Community Plan, Site Development Permit, and Neighborhood Development Permit, for
the Campus Point Master Plan (Project); and

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

of San Diego; and

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

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

WHEREAS, the City Council considered the issues discussed in Supplemental Environmental
Impact Report No. 336364 /SCH No. 2014091073 (Report) to Environmental Impact Report No. 91-
0360/SCH No. 92121002, prepared for this Project; NOW THEREFORE,

BE IT RESOLVED, by the City Council that it is certified that the Report has been completed in
compliance with the California Environmental Quality Act of 1970 (CEQA) (Public Resources Code

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

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081 and State CEQA Guidelines
Section 15091, the City Council hereby adopts the Findings made with respect to the Project, and
that pursuant to State CEQA Guidelines Section 15093, the City Council hereby adopts the Statement
of Overriding Considerations with respect to the Project, which is attached hereto as Exhibit A.

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

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

BE IT FURTHER RESOLVED, that the City Clerk is directed to file a Notice of Determination

with the Clerk of the Board of Supervisors for the County of San Diego regarding the Project.

APPROVED: MARAW. ELLIOTT, CITY ATTORNEY

By:
DEPUTY CITY ATTORNEY
ATTACHMENT(S): Exhibit A, Findings/Statement of Overriding Considerations

Exhibit B, Mitigation Monitoring and Reporting Program
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EXHIBIT A

FINDINGS/STATEMENT OF OVERRIDING CONSIDERATIONS

[To be provided to the Planning Commission at distribution.]
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EXHIBIT B
MITIGATION MONITORING AND REPORTING PROGRAM

SITE DEVELOPMENT PERMIT NO. 1176281
NEIGHBORHOOD DEVELOPMENT PERMIT NO. 1388122
CAMPUS POINT MASTER PLAN - PROJECT NO. 336364

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public
Resources Code Section 21081.6 during implementation of mitigation measures. This program
identifies at a minimum: the department responsible for the monitoring, what is to be monitored,
how the monitoring shall be accomplished, the monitoring and reporting schedule, and completion
requirements. A record of the Mitigation Monitoring and Reporting Program will be maintained at
the offices of the Land Development Review Division, 1222 First Avenue, Fifth Floor, San Diego, CA,
92101. All mitigation measures contained in the Supplemental Environmental Impact Report No.
336364 /SCH No. 2014091073 shall be made conditions of Site Development Permit No. 1176281
and Neighborhood Development Permit No. 1388122 as may be further described below.

General Requirements
The following general requirements would be a part of the proposed project MMRP:
A. GENERAL REQU‘IREMENTS - PARTI
Plan Check Phase (prior to permit issuance)

1. Prior to the issuance of a Notice to Proceed for a subdivision, or any construction
permits, such as Demolition, Grading or Building, or beginning any construction
related activity on-site, the Development Service Department (DSD) Director’s
Environmental Designee shall review and approve ail construction drawings (CDs)
(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 Conditions/Notes

that apply ONLY to the construction phases of this project are included VERBATIM,
under the heading, "ENVIRONMENTAL/MITIGATION REQUIREMENTS.”

3. These notes must be shown within the first three (3) sheets of the construction
documents in the format specified for engineering construction document templates
as shown on the City website: http://www.sandiego.gov/development-
services/industry/standtemp.shtml

4. The TITLE INDEX SHEET must also show on which pages the
“Environmental/Mitigation Requirements” notes are provided.

5. SURETY AND COST RECOVERY - The Development Services Director or City Manager
may require appropriate surety instruments or bonds from private Permit Holders to
ensure the long term performance or implementation of required mitigation
measures or programs. The City is authorized to recover its cost to offset the salary,
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overhead, and expenses for City personnel and programs to monitor qualifying
projects.

B. GENERAL REQUIREMENTS - PART Il
Post Plan Check (After permit issuance/Prior to start of construction)

1.

PRE CONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING DAYS PRIOR TO
BEGINNING ANY WORK ON THIS PROJECT: The PERMIT HOLDER/OWNER is
responsible to arrange and perform this meeting by contacting the CITY RESIDENT
ENGINEER (RE) of the Field Engineering Division and City staff from MMC. Attendees
must also include the Permit holder's Representative(s), Job Site Superintendent and
the following consultants: archaeologist, paleontologist, and biologist

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

CONTACT INFORMATION:

a) The PRIMARY POINT OF CONTACT is the RE at the Field Engineering Division -~
858-627-3200

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

MMRP COMPLIANCE: This Project, Project Tracking System (PTS) #336364, shall
conform to the mitigation requirements contained in the associated Environmental
Document and implemented to the satisfaction of the DSD's Environmental Designee
(MMC) and the City Engineer (RE). The requirements may not be reduced or changed
but may be annotated (i.e., to explain when and how compliance is being met and
location of verifying proof, etc.). Additional clarifying information may also be added
to other relevant plan sheets and/or specifications as appropriate (i.e., specific
locations, times of monitoring, methodology, etc.

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

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

Page 5 of 22



ATTACHMENT 15

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

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

OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner's representative
shall submit all required documentation, verification letters, and requests for all
associated inspections to the RE and MMC for approval per the following schedule:
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DOCUMENT SUBMITTAL/INSPECTION CHECKLIST

Consultant Qualification Letters Prior to Preconstruction Meeting
General Consultant Construction Prior to or at Preconstruction Meeting
Monitoring Exhibits
Land Use Land Use Adjacency Issues Land Use Adjacency Issue Site
Observations
Traffic Verification of Traffic Mitigation Prior to Issuance of Grading or Building
Permits for Each Phase
Biology Biologist Limit of Work Verification | Limit of Work Inspection
Biology Biology Monitoring Reports Biology/Habitat Inspection

Archaeology

Archaeology Reports

Archaeology/Historic Site Observation

Paleontology

Paleontology Reports

Paleontology Site Observation

Waste
Management

Waste Management Reports

Waste Management Inspections

Bond Release

Request for Bond Release Letter

Final MMRP Inspections Prior to Bond
Release Letter

Specific MMRP Issue Area Conditions/Requirements

LAND USE

LU-1:

Prior to issuance of any construction permit or notice to proceed, DSD/ LDR, and/or MSCP

staff shall verify the Applicant has accurately represented the project’s design in or on the
Construction Documents (CDs/CDs consist of Construction Plan Sets for Private Projects and
Contract Specifications for Public Projects) are in conformance with the associated discretionary

permit conditions and Exhibit “A”, and also the City’s Multiple-Species Conservation Program (MSCP)
Multi-Habitat Planning Area (MHPA) Land Use Adjacency Guidelines. The applicant shall provide an
implementing plan and include references on/in CDs of the following:

A. Grading/Land Development/MHPA Boundaries - MHPA boundaries on-site and adjacent
properties shall be delineated on the CDs. DSD Planning and/or MSCP staff shall ensure that all
grading is included within the development footprint, specifically manufactured slopes,
disturbance, and development within or adjacent to the MHPA. For projects within or adjacent
to the MHPA, all manufactured slopes associated with site development shall be included within
the development footprint.
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B. Drainage - All new and proposed parking lots and developed areas in and adjacent to the MHPA
shall be designed so they do not drain directly into the MHPA. All developed and paved areas
must prevent the release of toxins, chemicals, petroleum products, exotic plant materials prior
to release by incorporating the use of filtration devices, planted swales and/or planted
detention/desiltation basins, or other approved permanent methods that are designed to
minimize negative impacts, such as excessive water and toxins into the ecosystems of the
MHPA.

C. Toxics/Project Staging Areas/Equipment Storage - Projects that use chemicals or generate
by-products such as pesticides, herbicides, and animal waste, and other substances that are
potentially toxic or impactive to native habitats/flora/fauna (including water) shall incorporate
measures to reduce impacts caused by the application and/or drainage of such materials into
the MHPA. No trash, oil, parking, or other construction/development-related material/activities
shall be allowed outside any approved construction limits. Where applicable, this requirement
shall incorporated into leases on publicly-owned property when applications for renewal occur.
Provide a note in/on the CDs that states: “All construction related activity that may have potential
for leakage or intrusion shall be monitored by the Qualified Biologist/Owners Representative or
Resident Engineer to ensure there is no impact to the MHPA.”

D. Lighting - Lighting within or adjacent to the MHPA shall be directed away/shielded from the
MHPA and be subject to City Outdoor Lighting Regulations per LDC Section 142.0740.

E. Barriers - New development within or adjacent to the MHPA shall be required to provide
barriers (e.g., non-invasive vegetation; rocks/boulders; 6-foot high, vinyl-coated chain link or
equivalent fences/walls; and/or signage) along the MHPA boundaries to direct public access to
appropriate locations, reduce domestic animal predation, protect wildlife in the preserve, and
provide adequate noise reduction where needed.

F. Invasives - No invasive non-native plant species shall be introduced into areas within or
adjacent to the MHPA.

G. Brush Management -New development adjacent to the MHPA shall be set back from the
MHPA to provide required Brush Management Zone 1 area on the building pad outside of the
MHPA. Zone 2 may be located within the MHPA provided the Zone 2 management will be the
responsibility of an HOA or other private entity except where narrow wildlife corridors require it
to be located outside of the MHPA. Brush management zones will not be greater in size than
currently required by the City’s regulations, the amount of woody vegetation clearing shall not
exceed 50 percent of the vegetation existing when the initial clearing is done and vegetation
clearing shall be prohibited within native coastal sage scrub and chaparral habitats from March
1-August 15 except where the City ADD/MMC has documented the thinning would be consist
with the City's MSCP Subarea Plan. Existing and approved projects are subject to current
requirements of Municipal Code Section 142.0412.

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 seasons for the following:
California Gnatcatcher (3/1-8/15). If construction is proposed during the breeding season for the
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species, U.S. Fish and Wildlife Service protocol surveys shall be required in order to determine
species presence/absence. If protocol surveys are not conducted in suitable habitat during the
breeding season for the aforementioned listed species, presence shall be assumed with
implementation of noise attenuation and biological monitoring.

When applicable (i.e., habitat is occupied or if presence of the covered species is assumed),
adequate noise reduction measures shall be incorporated as follows:

COASTAL CALIFORNIA GNATCATCHER (Federally Threatened)

Prior to the issuance of any grading permit, the City Manager (or appointed designee) shall
verify that the MHPA boundaries and the following project requirements regarding the coastal
California gnatcatcher are shown on the construction plans:

No clearing, grubbing, grading, or other construction activities shall occur between March 1 and
August 15, the breeding season of the coastal California gnatcatcher, until the following
requirements have been met to the satisfaction of the City Manager:

A. A qualified biologist (possessing a valid Endangered Species Act Section 10(a)(1)(a) Recovery
Permit) shall survey those habitat areas within the MHPA that would be subject to
construction noise levels exceeding 60 decibels [dB(A)] hourly average for the presence of

“the coastal california gnatcatcher. Surveys for the coastal California gnatcatcher shall be
conducted pursuant to the protocol survey guidelines established by the U.S. Fish and
Wildlife Service within the breeding season prior to the commencement of any construction.
If gnatcatchers are present, then the following conditions must be met:

i. Between March 1 and August 15, no clearing, grubbing, or grading of occupied
gnatcatcher habitat shall be permitted. Areas restricted from such activities shall be
staked or fenced under the supervision of a qualified biologist; and

ii. Between March 1 and August 15, no construction activities shall occur within any
portion of the site where construction activities would result in noise levels exceeding 60
dB(A) hourly average at the edge of occupied gnatcatcher habitat. An analysis showing
that noise generated by construction activities would not exceed 60 dB(A) hourly
average at the edge of occupied habitat must be completed by a qualified acoustician
(possessing current noise engineer license or registration with monitoring noise level
experience with listed animal species) and approved by the City Manager at least two
weeks prior to the commencement of construction activities. Prior to the
commencement of construction activities during the breeding season, areas restricted
from such activities shall be staked or fenced under the supervision of a qualified
biologist; or

iii. At least two weeks prior to the commencement of construction activities, under the
direction of a qualified acoustician, noise attenuation measures (e.g., berms, walls) shall
be implemented to ensure that noise levels resulting from construction activities will not
exceed 60 dB(A) hourly average at the edge of habitat occupied by the coastal California
gnatcatcher. Concurrent with the commencement of construction activities and the
construction of necessary noise attenuation facilities, noise monitoring* shall be
conducted at the edge of the occupied habitat area to ensure that noise levels do not
exceed 60 dB(A) hourly average. If the noise attenuation techniques implemented are
determined to be inadequate by the qualified acoustician or biologist, then the
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associated construction activities shall cease until such time that adequate noise
attenuation is achieved or until the end of the breeding season {August 16).

*Construction noise monitoring shall continue to be monitored at least twice weekly on varying
days, or more frequently depending on the construction activity, to verify that noise levels at the
edge of occupied habitat are maintained below 60 dB(A) hourly average or to the ambient noise
level if it already exceeds 60 dB(A) hourly average. If not, other measures shall be implemented
in consultation with the biologist and the City Manager, as necessary, to reduce noise levels to
below 60 dB(A) hourly average or to the ambient noise level if it already exceeds 60 dB(A) hourly
average. Such measures may include, but are not limited to, limitations on the placement of
construction equipment and the simultaneous use of equipment.

B. If coastal California gnatcatchers are not detected during the protocol survey, the qualified
biologist shall submit substantial evidence to the City Manager and applicable resource
agencies which demonstrates whether or not mitigation measures such as noise walls are
necessary between March 1 and August 15 as follows:

i. If this evidence indicates the potential is high for coastal California gnatcatcher to be
present based on historical records or site conditions, then condition A.iii shall be
adhered to as specified above.

ii. Ifthis evidence concludes that no impacts to this species are anticipated, no mitigation
measures would be necessary.

TRANSPORTATION/CIRCULATION -

TR-2: 'The applicant shall provide a 19.41 percent fair-share towards the removal of parking on the
east side of Campus Point Drive and restriping to include an additional northbound lane.

TR-5: Prior to the issuance of the first building permit for the applicant shall assure by permit and
bond the signalization of the Campus Point Drive/Campus Point Court intersection, to the
satisfaction of the City Engineer. Installation of the signal and associated improvements shall be
completed and accepted by the City Engineer prior to issuance of the first occupancy permit.

BIOLOGICAL RESOURCES

Nesting Birds/Raptors

BIO-1: Due to the moderate to high potential of Cooper 's hawk occurrences, in the event
construction occurs in or near the MHPA within the breeding season (February 1 to September 15),
an avoidance area of 300 feet from any Cooper's hawk nest that occurs within the MHPA shall be
required. Additionally, BIO-2 shall be implemented.

Biological Resource Protection During Construction

BIO-2:

I. Prior to Construction

A. Biologist Verification -The owner/permittee shall provide a letter to the City's Mitigation
Monitoring Coordination (MMC) section stating that a Project Biologist (Qualified Biologist) as
defined in the City of San Diego’s Biological Guidelines (2012), has been retained to
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implement the project’s biological monitoring program. The letter shall include the names
and contact information of all persons involved in the biological monitoring of the project.

Preconstruction Meeting - The Qualified Biologist shall attend the preconstruction meeting,
discuss the project’s biological monitoring program, and arrange to perform any follow up
mitigation measures -and reporting including site-specific monitoring, restoration or
revegetation, and additional fauna/flora surveys/salvage.

Biological Documents - The Qualified Biologist shall submit all required documentation to
MMC verifying that any special mitigation reports including but not limited to, maps, plans,
surveys, survey timelines, or buffers are completed or scheduled per City Biology Guidelines,
Multiple Species Conservation Program (MSCP), Environmentally Sensitive Lands Ordinance
(ESL), project permit conditions; California Environmental Quality Act (CEQA);, endangered
species acts (ESAs); and/or other local, state or federal requirements.

BCME - The Qualified Biologist shall present a Biological Construction Mitigation/Monitoring
Exhibit (BCME) which includes the biological documents in C above. In addition, include:
restoration/revegetation plans, plant salvage/relocation requirements (e.g., coastal cactus
wren plant salvage, burrowing owl exclusions, etc.), avian or other wildlife surveys/survey
schedules (including general avian nesting and USFWS protocol), timing of surveys, wetland
buffers, avian construction avoidance areas/noise buffers/ barriers, other impact avoidance
areas, and any subsequent requirements determined by the Qualified Biologist and the City
ADD/MMC. The BCME shall include a site plan, written and graphic depiction of the project's
biological mitigation/monitoring program, and a schedule. The BCME shall be approved by
MMC and referenced in the construction documents.

Avian Protection Requirements - To avoid any direct impacts to raptors and/or candidate,
sensitive, or special status species in the MSCP, removal of habitat that supports active nests
in the proposed area of disturbance should occur outside of the breeding season for these
species (February 1 to September 15). If removal of habitat in the proposed area of
disturbance must occur during the breeding season, the Qualified Biologist shall conduct a
pre-construction survey to determine the presence or absence of nesting birds on the
proposed area of disturbance. The pre-construction survey shall be conducted within 10
calendar days prior to the start of construction activities (including removal of vegetation). The
applicant shall submit the results of the pre-construction survey to City DSD for review and
approval prior to initiating any construction activities. If nesting birds are detected, a letter
report or mitigation plan in conformance with the City’s Biology Guidelines and applicable
State and Federal Law (i.e. appropriate follow up surveys, monitoring schedules, construction
and noise barriers/buffers, etc.) shall be prepared and include proposed measures to be
implemented to ensure that take of birds or eggs or disturbance of breeding activities is
avoided. The report or mitigation plan shall be submitted to the City for review and approval
and implemented to the satisfaction of the City. The City's MMC Section and Biologist shall
verify and approve that all measures identified in the report or mitigation plan are in place
prior to and/or during construction.

Resource Delineation - Prior to construction activities, the Qualified Biologist shall supervise
the placement of orange construction fencing or equivalent along the limits of disturbance
adjacent to sensitive biological habitats and verify compliance with any other project
conditions as shown on the BCME. This phase shall include flagging plant specimens and
delimiting buffers to protect sensitive biological resources (e.g., habitats/flora & fauna species,
including nesting birds) during construction. Appropriate steps/care should be taken to
minimize attraction of nest predators to the site.
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Education - Prior to commencement of construction activities, the Qualified Biologist shall
meet with the owner/permittee or designee and the construction crew and conduct an on-site
educational session regarding the need to avoid impacts outside of the approved construction
area and to protect sensitive flora and fauna (e.g., explain the avian and wetland buffers, flag
system for removal of invasive species or retention of sensitive plants, and clarify acceptable
access routes/methods and staging areas, etc.).

Il. During Construction

A

Monitoring - All construction (including access/staging areas) shall be restricted to areas
previously identified, proposed for development/staging, or previously disturbed as shown on
“Exhibit A" and/or the BCME. The Qualified Biologist shall monitor construction activities as
needed to ensure that construction activities do not encroach into biologically sensitive areas,
or cause other similar damage, and that the work plan has been amended to accommodate
any sensitive species located during the pre-construction surveys. In addition, the Qualified
Biologist shall document field activity via the Consultant Site Visit Record (CSVR). The CSVR
shall be e-mailed to MMC on the 1%t day of monitoring, the 15t week of each month, the last
day of monitoring, and immediately in the case of any undocumented condition or discovery.

Subsequent Resource Identification - The Qualified Biologist shall note/act to prevent any
new disturbances to habitat, flora, and/or fauna onsite (e.g., flag plant specimens for
avoidance during access, etc.). If active nests or other previously unknown sensitive resources
are detected, all project activities that directly impact the resource shall be delayed until
species specific local, state or federal regulations have been determined and applied by the
Qualified Biologist.

Ill. Post Construction Measures

A.

In the event that impacts exceed previously allowed amounts, additional impacts shall be
mitigated in accordance with City Biology Guidelines, ESL and MSCP, State CEQA, and other
applicable local, state and federal law. The Qualified Biologist shall submit a final
BCME/report to the satisfaction of the City ADD/MMC within 30 days of construction
completion.

HISTORICAL RESOURCES (ARCHAEOLOGY)

HIST-1:

Prior to Permit Issuance
A. Entitlements Plan Check
1. Prior to issuance of any construction permits, including but not limited to, the first
Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice to
Proceed for Subdivisions, but prior to the first preconstruction meeting, whichever is
applicable, the Assistant Deputy Director (ADD) Environmental designee shall verify
that the requirements for Archaeological Monitoring and Native American
monitoring 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
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the 40-hour HAZWORPER training with certification documentation.

MMC will provide a letter to the applicant confirming the qualifications of the Pl and
all persons involved in the archaeological monitoring of the project meet the
qualifications established in the HRG.

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

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

1.

The PI shall provide verification to MMC that a site specific records search (1/4 mile
radius) has been completed. Verification includes, but is not limited to a copy of a
confirmation letter from South Coastal Information Center, or, if the search was in-
house, a letter of verification from the Pl stating that the search was completed.
The letter shall introduce any pertinent information concerning expectations and
probabilities of discovery during trenching and/or grading activities.

The Pl may submit a detailed letter to MMC requesting a reduction to the % mile
radius.

B. PIShall Attend Precon Meetings

1.

Prior to beginning any work that requires monitoring; the Applicant shall arrange a
Precon Meeting that shall include the PI, Native American consultant/monitor (where
Native American resources may be impacted), Construction Manager (CM) and/or
Grading Contractor, Resident Engineer (RE), Building Inspector (Bl), if appropriate,
and MMC. The qualified Archaeologist and Native American Monitor shall attend any
grading/excavation related Precon Meetings to make comments and/or suggestions
concerning the Archaeological Monitoring program with the Construction Manager
and/or Grading Contractor.

a. Ifthe Plis unable to attend the Precon Meeting, the Applicant shall schedule a
focused Precon Meeting with MMC, the PI, RE, CM or B, if appropriate, prior to
the start of any work that requires monitoring.

Identify Areas to be Monitored

Prior to the start of any work that requires monitoring, the Pl 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 construction
documents (reduced to 11x17) to MMC identifying the areas to be monitored
including the delineation of grading/excavation limits.

The AME shall be based on the results of a site specific records search as well as
information regarding existing known soil conditions (native or formation).

3. When Monitoring Will Occur

a. Prior to the start of any work, the Pl shall also submit a construction schedule to
MMC through the RE indicating when and where monitoring will occur.

b. The Pl may submit a detailed letter to MMC prior to the start of work or during
construction requesting a modification to the monitoring program. This request
shall be based on relevant information 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.
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I 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. '

The Native American consultant/monitor shall determine the extent of their
presence during soil disturbing and grading/excavation/trenching activities based on
the AME and provide that information to the Pl and MMC. If prehistoric resources are
encountered during the Native American consultant/monitor’s absence, work shall
stop and the Discovery Notification Process detailed in Section Ill.B-C and IV.A-D shall
commence.

The Pl may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as modern
disturbance post-dating the previous grading/trenching activities, presence of fossil
formations, or when native soils are encountered that may reduce or increase the
potential for resources to be present.

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 divert 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
Bl, as appropriate.

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

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.

No soil shall be exported off-site until a determination can be made regarding the
significance of the resource specifically if Native American resources are
encountered.

C. Determination of Significance

1.

The Pl 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 Pl shall immediately notify MMC by phone to discuss significance
determination and shall also submit a letter to MMC indicating whether
additional mitigation is required.
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b. If the resource is significant, the Pl shall submit an Archaeological Data Recovery
Program (ADRP) which has been reviewed by the Native American
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 an historical resource as defined 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. Ifthe resource is not significant, the Pl shall submit a letter to MMC indicating
that artifacts will be collected, curated, and documented in the Final Monitoring
Report. The letter shall also indicate that that no further work is required.

Discovery of Human Remains

If human remains are discovered, work shall halt in that area and no soil shall be exported
off-site until a determination can be made regarding the provenance of the human remains;
and the following procedures as set forth in CEQA Section 15064.5(e), the California Public
Resources Code (Sec. 5097.98) and State Health and Safety Code (Sec. 7050.5) shall be
undertaken:

A. Notification

1.

Archaeological Monitor shall notify the RE or Bl as appropriate, MMC, and the P, if
the Monitor is not qualified as a Pl. MMC will notify the appropriate Senior Planner
in the Environmental Analysis Section (EAS) of the Development Services Department
to assist with the discovery notification process.

The PI shall notify the Medical Examiner after consultation with the RE, either in
person or via telephone. '

B. Isolate discovery site

1.

Work shall be directed away from the location of the discovery and any nearby area
reasonably suspected to overlay adjacent human remains until a determination can
be made by the Medical Examiner in consultation with the Pl concerning the
provenance of the remains.

The Medical Examiner, in consultation with the PI, will determine the need for a field
examination to determine the provenance.

If a field examination is not warranted, the Medical Examiner will determine with
input from the P, if the remains are or are most likely to be of Native American
origin.

C. If Human Remains ARE determined to be Native American

1.

The Medical Examiner will notify the Native American Heritage Commission (NAHC)
within 24 hours. By law, ONLY the Medical Examiner can make this call.

NAHC will immediately identify the person or persons determined to be the Most
Likely Descendent (MLD) and provide contact information.

The MLD will contact the Pl within 24 hours or sooner after the Medical Examiner has
completed coordination, to begin the consultation process in accordance with CEQA
Section 15064.5(e), the California Public Resources and Health & Safety Codes.

The MLD will have 48 hours to make recommendations to the property owner or
representative, for the treatment or disposition with proper dignity, of the human
remains and associated grave goods.

5. Disposition of Native American Human Remains will be determined between the
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MLD and the PI, and, if:

a. The NAHC is unable to identify the MLD, OR the MLD failed to make a
recommendation within 48 hours after being notified by the Commission; OR;

b. The landowner or authorized representative rejects the recommendation of the
MLD and mediation in accordance with PRC 5097.94 (k) by the NAHC fails to
provide measures acceptable to the landowner, THEN,

c. Inorder to protect these sites, the Landowner shall do one or more of the
following;

(1) Record the site with the NAHC;
(2) Record an open space or conservation easement on the site;
(3) Record a document with the County.

d. Upon the discovery of multiple Native American human remains during a ground
disturbing land development activity, the landowner may agree that additional
conferral with descendants is necessary to consider culturally appropriate
treatment of multiple Native American human remains. Culturally appropriate
treatment of such a discovery may be ascertained from review of the site
utilizing cultural and archaeological standards. Where the parties are unable to
agree on the appropriate treatment measures the human remains and items
associated and buried with Native American human remains shall be reinterred
with appropriate dignity, pursuant to Section 5.c., above.

D. If Human Remains are NOT Native American

1. The PI shall contact the Medical Examiner and notify them of the historic era context
of the burial.

2. The Medical Examiner will determine the appropriate course of action with the PI
and City staff (PRC 5097.98).

3. If the remains are of historic origin, they shall be appropriately removed and
conveyed to the San Diego Museum of Man for analysis. The decision for internment
of the human remains shall be made in consultation with MMC, EAS, the
applicant/landowner, any known descendant group, and the San Diego Museum of
Man.

V. 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 discoveries were encountered during night and/or weekend
work, the Pl shall record the information on the CSVR and submit to MMC via fax
by 8AM of the next business day.
b. Discoveries
All discoveries shall be processed and documented using the existing procedures
detailed in Sections 1l - During Construction, and IV - Discovery of Human
Remains. Discovery of human remains shall always be treated as a significant
discovery.
c. Potentially Significant Discoveries
If the Pl determines that a potentially significant discovery has been made, the
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procedures detailed under Section Ill - During Construction and IV-Discovery of
Human Remains shall be followed.

d. The Pl shall immediately contact MMC, or by 8AM of the next business day to
report and discuss the findings as indicated in Section lil-B, uniess other specific
arrangements have been made.

B. If night and/or weekend work becomes necessary during the course of construction

1.

2.

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

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

VL Post Construction
A. Preparation and Submittal of Draft Monitoring Report

1.

> W

The Pl shall submit two copies of the Draft Monitoring Report (even if negative),
prepared in accordance with the Historical Resources Guidelines (Appendix C/D)
which describes the results, analysis, and conclusions of all phases of the
Archaeological Monitoring Program (with appropriate graphics) to MMC for review
and approval within 90 days following the completion of monitoring. It should be
noted that if the Pl is unable to submit the Draft Monitoring Report within the
allotted 90-day timeframe resulting from delays with analysis, special study
results or other complex issues, a schedule shall be submitted to MMC
establishing agreed due dates and the provision for submittal of monthly
status reports until this measure can be met.

a. For significant archaeological resources encountered during monitoring, the
Archaeological Data Recovery Program shall be included in the Draft Monitoring
Report.

b. Recording Sites with State of California Department of Parks and Recreation
The PI shall be responsible for recording (on the appropriate State of California
Department of Park and Recreation forms-DPR 523 A/B) any significant or
potentially significant resources encountered during the Archaeological
Monitoring Program in accordance with the City's Historical Resources
Guidelines, and submittal of such forms to the South Coastal Information Center
with the Final Monitoring Report.

MMC shall return the Draft Monitoring Report to the PI for revision or, for

preparation of the Final Report.

The PI shall submit revised Draft Monitoring Report to MMC for approval.

MMC shall provide written verification to the PI of the approved report.

MMC shall notify the RE or BI, as appropriate, of receipt of all Draft Monitoring

Report submittals and approvals.

B. Handling of Artifacts

1.

3.

The Pl shall be responsible for ensuring that all cultural remains collected are
cleaned and catalogued ,\

The PI shall be responsible for ensuring that all artifacts are analyzed to identify
function and chronology as they relate to the history of the area; that faunal material
is identified as to species; and that specialty studies are completed, as appropriate.
The cost for curation is the responsibility of the property owner.

C. Curation of artifacts: Accession Agreement and Acceptance Verification
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The PI shall be responsible for ensuring that all artifacts associated with the survey,
testing and/or data recovery for this project are permanently curated with an
appropriate institution. This shall be completed in consultation with MMC and the
Native American representative, as applicable.

The Pl shall include the Acceptance Verification from the curation institution in the
Final Monitoring Report submitted to the RE or Bl and MMC.

When applicable to the situation, the Pl shall include written verification from the
Native American consultant/monitor indicating that Native American resources were
treated in accordance with state law and/or applicable agreements. If the resources
were reinterred, verification shall be provided to show what protective measures
were taken to ensure no further disturbance occurs in accordance with Section IV -
Discovery of Human Remains, Subsection 5.

D. Final Monitoring Report(s)

1.

2.

The Pl shall submit one copy of the approved Final Monitoring Report to the RE or Bl
as appropriate, and one copy to MMC (even if negative), within 90 days after
notification from MMC that the draft report has been approved.

The RE shall, in no case, issue the Natice of Completion and/or release of the
Performance Bond for grading until receiving a copy of the approved Final
Monitoring Report from MMC which includes the Acceptance Verification from the
curation institution.

PALEONTOLOGICAL RESOURCES

PALEO-1

Prior to Permit Issuance
A. Entitlements Plan Check

1.

Prior to issuance of any construction permits, including but not limited to, the first
Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice to
Proceed for Subdivisions, but prior to the first preconstruction meeting, whichever is
applicable, the Assistant Deputy Director (ADD) Environmental designee shall verify
that the requirements for Paleontological Monitoring have been noted on the
appropriate construction documents.

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

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

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

Prior to Start of Construction
A. Verification of Records Search

1.

The PI shall provide verification to MMC that a site specific records search has been
completed. Verification includes, but is not limited to a copy of a confirmation letter
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from San Diego Natural History Museum, other institution or, if the search was in-
house, a letter of verification from the Pl stating that the search was completed.
The letter shall introduce any pertinent information concerning expectations and
probabilities of discovery during trenching and/or grading activities.

B. PIShall Attend Precon Meetings

1.

Prior to beginning any work that requires monitoring; the Applicant shall arrange a
Precon Meeting that shall include the P, 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. Ifthe Plis unable to attend the Precon Meeting, the Applicant shall schedule a
focused Precon Meeting with MMC, the P1, RE, CM or B, if appropriate, prior to
the start of any work that requires monitoring.

Identify Areas to be Monitored

Prior to the start of any work that requires monitoring, the Pl shall submit a

Paleontological Monitoring Exhibit (PME) based on the appropriate construction

documents (reduced to 11x17) 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 information regarding existing
known soil conditions (native or formation).

3. When Monitoring Wili Occur

a. Prior to the start of any work, the Pl shall also submit a construction schedule to
MMC through the RE indicating when and where monitoring will occur.

b. The Pl may submit a detailed letter to MMC prior to the start of work or during
construction requesting a modification to the monitoring program. This request
shall be based on relevant information 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.

1. 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 formations with high and
moderate resource sensitivity. The Construction Manager is responsible for
notifying the RE, Pl, 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 PME.

The PI may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as trenching
activities that do not encounter formational soils as previously assumed, and/or
when unique/unusual fossils are encountered, which may reduce or increase the
potential for resources to be present.
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3. The 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. Inthe event of a discovery, the Paleontological Monitor shall direct the contractor to
temporarily divert trenching activities in the area of discovery and immediately notify
the RE or Bl, 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. Determination of Significance

1. The Pi shall evaluate the significance of the resource.

a. The Pl shall immediately notify MMC by phone to discuss significance
determination and shall also submit a letter to MMC indicating whether
additional mitigation is required. The determination of significance for fossil
discoveries shall be at the discretion of the PI. ,

b. If the resource is significant, the Pl 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.

¢. 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 Pl shall submit a letter to MMC indicating that fossil resources will be
collected, curated, and documented in the Final Monitoring Report. The letter
shall also indicate that no further work is required. ‘

V. 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 discoveries were encountered during night and/or weekend
work, The PI shall record the information on the CSVR and submit to MMC via fax
by 8AM on the next business day.
b. Discoveries
All discoveries shall be processed and documented using the existing procedures
detailed in Sections HI - During Construction.
c. Potentially Significant Discoveries
If the Pl determines that a potentially significant discovery has been made, the
procedures detailed under Section Ill - During Construction shall be followed.
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d. The Pl shail immediately contact MMC, or by 8AM on the next business day to
report and discuss the findings as indicated in Section llI-B, unless other specific
arrangements have been made.

B. If night work becomes necessary during the course of construction

1.

2.

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

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

V. Post Construction
A. Preparation and Submittal of Draft Monitoring Report

1.

W

The PI shall submit two copies of the Draft Monitoring Report (even if negative),
prepared in accordance with the Paleontological Guidelines which describes the
results, analysis, and conclusions of all phases of the Paleontological Monitoring
Program (with appropriate graphics) to MMC for review and approval within 90 days
following the completion of monitoring, '

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 forms) 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.

MMC shall return the Draft Monitoring Report to the PI for revision or, for

preparation of the Final Report.

The PI shall submit revised Draft Monitoring Report to MMC for approval.

MMC shall provide written verification to the Pl of the approved report.

MMC shall notify the RE or BI, as appropriate, of receipt of all Draft Monitoring

Report submittals and approvals.

B. Handling of Fossil Remains

1.

2.

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

The Pl shall be responsible for ensuring that all fossil remains are analyzed to
identify function and chronology 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.

2.

The Pl shall be responsible for ensuring that all fossil remains associated with the
monitoring for this project are permanently curated with an appropriate institution.
The PI shall include the Acceptance Verification from the curation institution in the
Final Monitoring Report submitted to the RE or Bl and MMC.

D. Final Monitoring Report(s)

1.

The PI shall submit two copies of the Final Monitoring Report to MMC (even if
negative), within 90 days after notification from MMC that the draft report has been

approved.
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2. The RE shall, in no case, issue the Notice of Completion until receiving a copy of the
approved Final Monitoring Report from MMC which includes the Acceptance
Verification from the curation institution.

The above mitigation monitoring and reporting program will require additional fees and/or deposits
to be collected prior to the issuance of building permits, certificates of occupancy and/or final maps
to ensure the successful completion of the monitoring program.
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PLANNING COMMISSION RESOLUTION NO. -PC

A RESOLUTION RECOMMENDING THAT THE THE CITY COUNCIL CERTIFY
SUPPLEMENTAL ENVIRONMENTAL IMPACT REPORT NO. 336364 /SCH NO. 2014091073,
ADOPT THE FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS, ADOPT
THE MITIGATION, MONITORING, AND REPORTING PROGRAM, AND ADOPT THE
AMENDMENT TO THE UNIVERSITY COMMUNITY PLAN NO. 1450819, AND APPROVE
SITE DEVELOPMENT PERMIT NO. 1176281 AND NEIGHBORHOOD DEVELOPMENT
PERMIT NO. 1388122; CAMPUS POINT MASTER PLAN - PROJECT NO. 336364 [MMRP]

WHEREAS, ARE-SD REGION 28, LLC, a Delaware Limited Liability Company, Owner/Permittee, filed an
application for the redevelopment of the existing scientific research and development property with
additional buildings and accessory uses on a 58.19-acre site located at 10290 to 10300 Campus Point
Drive in the University Community Plan area; and

WHEREAS, on , 2017, the Planning Commission of the City of San Diego held a public
hearing for the purpose of considering and recommending to the Council of the City of San Diego
certification of Supplemental Environmental Impact Report No. 336364 /SCH No. 2014091073,
adoption of the Findings and Statement of Overriding Considerations, adoption the Mitigation,
Monitoring, and Reporting Program, adoption of the Amendment to the University Community Plan
No. 1450819, and approval of Site Development Permit No. 1176281 and Neighborhood
Development Permit No. 1388122; and

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

BE IT RESOLVED, by the Planning Commission of the City of San Diego that it hereby recommends
that the Council of the City of San Diego CERTIFY Supplemental Environmental Impact Report No.
336364 /SCH No. 2014091073, ADOPT the Findings and Statement of Overriding Considerations,
ADOPT the Mitigation, Monitoring, and Reporting Program, ADOPT the Amendment to the University
Community Plan No. 1450819, and APPROVE Site Development Permit No. 1176281 and
Neighborhood Development Permit No. 1388122.

Jeffrey A. Peterson
Development Project Manager
Development Services Department

Dated: , 2017
Byavoteof: __:

Internal Order Number: 24004025
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Peterson, Jeff

From:
Sent:
To:

Cc:
Subject:

Kris Kopensky . .

Thursday, April 13, 2017 5:49 PM

Monroe, Daniel

Janay Kruger; Peterson, Jeff

Re: Campus Pointe subcommiitee list of conditions and recommendations

Here is the motion and vote:

Motion:; To approve the Campus Pointe project , including the proposed Community Plan Amendment
with the following conditions:

1.

That the City of San Diego commit to preserve and dedicate as permanent Open Space the 42
acres of city-owned lands located at the north end of Campus Ponte Drive (comprised of APNs
340-030-40; 340-080-55; 340-080-62) and adjacent to the Campus Pointe project site, and that
ARE commit to support and advocate for this objective with the City through its final
achievement

That, as a community benefit, ARE deposit $3.5M in an escrow account controlled by the UCPG
or the City of San Diego for the following purposes: acquisitions, restoration, and/or dedication
of Open Space parkland in the UC Planning area. Up to $500K may be used for improvement of
population-based/developed parkis in the UC Planning area

That ARE maintain permanent public access to the adjacent 42 acre city-owned open space
parcels and include not less than 12 free public parking spaces (and bicycle parking area)
adjacent to these parcels

That ARE register a permanent no building restriction or easement covering that full portion of
the Campus Pointe Drive property north of CP1 and adjacent to the neighboring 42 acre open
space parcel

That ARE reduce height of the proposed new building CP3 to a 10 story/5 story height
configuration

That ARE monitor their TDM for 10 years

In addition to this motion a strong recommendation of the following

. That parking be reduced from the proposed 2.74/1,000 sqft to 2.5/1,000 sqft or lower. Given the

project’s requirement to significantly reduce traffic trips via TDM program, parking should not be
needed, and therefore be reduced

. TDM Program:

e That monitoring of the TDM program’s effectiveness, including traffic counts, be
permanent rather than ending after five years of occupancy

o That the monitoring of reports be made public

o That additional measures be added annually until the goal is met

« That the TDM program, including permanent monitoring, be a condition for future
owners of the project site or any portion of the site

That the plant palette be revised to

s Substitute native plant species for as many of the proposed non-native plant
species as feasible

o Delete Liquidamber, Pittosporum, Acacia, and Mexican Feather Grass, and any
other species deemed of concern for invasion of native habitats by the California
Exotic Pest Plant Council, California Native Plant Society, City of San Diego,
County of San Diego, or knowledgeable biologist

4. We encourage Alexandria’s to seek additional ways to incorporate into all their Campus Point
buildings strategies outlined in the Bird-Friendly Design Guide by the American Bird Conservancy

5. Alexandria update the final SEIR to include underline and strikeout changes reflecting the permit
conditions agreed to in the comments section of SEIR. These should include commitments to
strengthening the TDM plan, rideshare options, and paying full cost of the re-striping and removal of

1
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parking on the east side of Campus Pointe Drive, including an additional northbound lane and the
preservation of bicycle lanes the whole length of Campus Pointe Drive

6.That the final configuration of Campus Pointe Drive after re-striping and the addition of a new
northbound lane must include dedicated bicycle lanes running the length of Campus Pointe Drive
Motion to approve subcommittee motion by IK and seconded by AB
Vote: (after additional conversation below) 11 for and 2 against and 2 abstentions, 1 recusal

Kristopher Kopensky, CPM
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SUPPLEMENT TO OWNERSHIP DISCLOSURE FORM FOR PROJECT NO. 336364

ARE-SD REGION 28, LLC, a Delaware Limited Liability Company

Managing (and Sole) Member: Alexandria Real Estate Equities, L.P., a Delaware limited partnership

Alexandria Real Estate Equities, LP, a Delaware limited partnership
General Partner: ARE-QRS CORP., a Maryland corporation

ARE-ORS CORP. a Maryland corporation

Joel S. Marcus, CEO and Founder

Dean A. Shigenaga, Executive V P, CFO and Treasurer
Jennifer J. Banks, General Counsel and Corporate Secretary
Gary Dean, Senior VP

Daniel J. Ryan, Executive VP, Regional Marketing Director
Bret E. Gossett, Senior VP

Vincent R. Ciruzzi, Senior VP

Stephen Pomerenke, VP

These individuals are a subset of ARE-QRS Corp officers and oversee and are responsible for the San
Diego region
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