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AFY
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Alquist-Priolo Act
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Bay San Diego Bay
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Board Board of Port Commissioners

BP before present

BTU British thermal unit
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CA Title 22 California Code of Regulations, Title 22
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California Department of Fish and Wildlife
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California Energy Commission

California Eelgrass Mitigation Policy
California Environmental Quality Act

Comprehensive Environmental Response, Compensation, and
Liability Act

California Endangered Species Act
Code of Federal Regulations

California Geological Survey

Fifth Avenue Landing Project & Port Master Plan Amendment
Draft Environmental Impact Report

xvii

December 2017
ICF 518.16



CH.
CHRIS
City
CMP
CNDDB
CNEL
CNPS
co

CO;
CO2e

CO-CAT

Corporation
CPUC

CRHR

CSLC

CTR

CUPA

CWA
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Disposal Plan
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California Natural Diversity Database

community noise equivalent level

California Native Plant Society

carbon monoxide

carbon dioxide

carbon dioxide equivalent

Coastal and Ocean Working Group of the California Climate
Action Team

San Diego Convention Center Corporation
California Public Utilities Commission
California Register of Historical Resources
California State Lands Commission
California Toxics Rule

Certified Unified Program Agency

Clean Water Act
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Soil and Groundwater Disposal Plan

District San Diego Unified Port District
DOT Department of Transportation
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EIR

Environmental Impact Report

EMNR Enhanced Monitored Natural Recovery
EMPN Embarcadero Marina Park North
EMPS Embarcadero Marina Park South
EO Executive Order
EOC Emergency Operations Center
EPA U.S. Environmental Protection Agency
ESA Endangered Species Act
FAA Federal Aviation Administration
FEMA Federal Emergency Management Agency
FHWA Federal Highway Administration
FIRM Flood Insurance Rate Map
FTE full time employees
g gravity
GHG greenhouse gas
gpd gallons per day
GPS global positioning system
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ILV
in/sec
INRMP
IPAC
IPCC
JPA
JRMP
KOP
kWh

Landside Characterization
Report

LBP
LCFS
LDA
Lan
LDT1
LDT2
LEED
Leq

LID
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Management Agreement

Interstate

intersection lane volume

inch per second
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Information, Planning, and Consultation System
Intergovernmental Panel on Climate Change
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lead-based paint

Low Carbon Fuel Standard

light duty auto

day-night sound level

light duty truck 1

light duty truck 2
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equivalent sound level
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maximum sound level

minimum sound level

level of service

Long-Term Resource Management Options Strategic Plan

Convention Center Management Agreement (District Document
No. 37944)

MBTA Migratory Bird Treaty Act
mg/L milligrams per liter
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MHPA Multi-Habitat Planning Area

MICR maximum incremental cancer risk

MMI Modified Mercalli Intensity

MMPA Marine Mammal Protection Act

mpg miles per gallon

mph miles per hour

MRZ mineral resource zone

MS4 Municipal Separate Storm Sewer System

MSCP Multiple Species Conservation Program

MSFMCA Magnuson-Stevens Fishery Management Conservation Act of

1976, as amended 1996

MSL mean sea level
MSW municipal solid waste
MTCO,e metric tons of carbon dioxide equivalent
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N.O nitrous oxide
NAAQS national ambient air quality standards
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NO nitric oxide
NO, nitrogen dioxide
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Executive Summary

Introduction

This chapter provides a summary of the Draft Environmental Impact Report (EIR) prepared for the
Fifth Avenue Landing Project & Port Master Plan Amendment (proposed project), prepared in
compliance with the California Environmental Quality Act (CEQA). The San Diego Unified Port
District (District) is the CEQA Lead Agency for the EIR and, as such, has the primary responsibility
for evaluating the environmental effects of the proposed project and considering whether to
approve or disapprove the proposed project in light of these effects.

As required by CEQA, this Draft EIR does the following: (1) describes the proposed project, including
its location, objectives, and features; (2) describes the existing conditions at the project site and
nearby environs; (3) analyzes the direct, indirect, and cumulative adverse physical effects that
would occur on the existing conditions should the proposed project be implemented; (4) identifies
feasible means of avoiding or substantially lessening the significant adverse effects; (5) provides a
determination of significance for each impact after mitigation is incorporated; and (6) evaluates a
reasonable range of feasible alternatives to the proposed project that would meet the basic project
objectives and reduce a project-related significant impact.

This Executive Summary covers the following topics: (1) Project Description; (2) Areas of
Controversy/Issues Raised by Agencies and the Public; and (3) Issues to Be Resolved, including
significant environmental effects and the consideration of alternatives to the proposed project.

Project Description

Overview

The proposed project evaluated in this Draft EIR involves a commercial and recreational bayside
redevelopment by Fifth Avenue Landing, LLC (project proponent) on an approximately 18-acre site.
The proposed project includes landside (5 acres) and waterside (13 acres) development
components, as well as a Port Master Plan Amendment (PMPA) for Planning District 3, Centre City
Embarcadero to change the allowable land and water uses on the project site. The landside
development components include a market-rate hotel tower, lower-cost visitor-serving hotel, an
onsite parking structure, visitor-serving retail establishments, a new water transportation center
(WTC) that would operate the existing water transportation ferry and water taxi service, and
several public spaces and amenities, including an optional connecting pedestrian bridge from the
hotel public plaza to the San Diego Convention Center (SDCC), public plaza and park areas, and
maintenance of the existing Embarcadero Promenade. The waterside development components
include a marina expansion with additional slips to allow for both small and larger vessels to dock at
the marina and the continued operation of a water transportation ferry and water taxi service. The
proposed project also includes offsite infrastructure improvements that are needed to adequately
serve the proposed project, as well as offsite construction staging and construction worker parking.
Further details are provided below.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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San Diego Unified Port District Executive Summary

Project Location

The proposed project would be located in downtown San Diego within the District’s jurisdiction on
an 18-acre project site, which consists of 5 landside acres south of Harbor Drive and the SDCC and
west of the existing Hilton San Diego Bayfront Hotel and 13 waterside acres of San Diego Bay east of
Embarcadero Marina Park South. The waterside portion of the project site is approximately 350 feet
and the landside approximately 1,000 feet from the 96-acre Tenth Avenue Marine Terminal, an
omni-terminal that handles refrigerated containers, dry bulk, liquid bulk, and general cargo
immediately southeast of the Hilton San Diego Bayfront Hotel. The Bay is southwest of the project
site, and the City of Coronado is across the Bay, approximately 0.6 mile to the southwest.

Major circulation facilities in the area include Interstate (I-) 5 and State Route (SR-) 94 to the east
and SR-163 to the north. Several freeway ramps are within 1 mile of the project site. The site is also
within proximity to rail, with the closest trolley stop, Gaslamp Quarter Station, approximately 900
feet across Harbor Drive to the north and Santa Fe Depot less than 1 mile to the northwest. Figure
ES-1 shows the regional location and access to the project site. Figure ES-2 provides the precise
location and boundaries of the project site.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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San Diego Unified Port District Executive Summary

Project Objectives

The District has identified the following objectives for the proposed project.

1.

Provide for the development and operation of a full-service hotel of a size, quality, and location
appropriate for first-class convention operations that is a financially viable operation and is of a
similar size and stature as nearby hotels such as the Hilton San Diego Bayfront Hotel
(approximately 1,200 rooms), Manchester Grand Hyatt Hotel (approximately 1,625 rooms), and
Marriott Marquis San Diego Marina Hotel (approximately 1,355 rooms).

Provide lower-cost, visitor-serving accommodations to allow greater access and enjoyment by
the public that complies with Board Policy 775, Guidelines for the Protection, Encouragement,
and, Where Feasible, Provision of Lower Cost Visitor and Recreational Facilities.

Provide for infill development on District tidelands that: (a) is compatible with surrounding
uses; (b) maximizes the economic benefit to the District and City of San Diego and surrounding
region by maximizing hotel room revenue, restaurant and retail sales, and hotel and retail sales
taxes; and (c) generates sufficient leasehold revenue to support the District’s participation in
financing its mission of developing a balance between economic benefits, environmental
stewardship, and public safety on behalf of the citizens of California.

Increase activation at the project site and along the bayfront by providing public plaza and park
spaces, accompanied by visitor-serving retail, an expanded marina, a new water transportation
center, and continuing operation of the existing public in-Bay water transportation system.

Provide new public vista opportunities of San Diego Bay from vantage points such as the SDCC
and proposed public plaza and park areas.

Improve public access by providing linkages from the City to the waterfront and Embarcadero
Promenade by providing wayfinding signage at multiple entry points, including potential
development of a pedestrian bridge that connects the project site with the SDCC and the
Gaslamp Quarter of downtown San Diego.

Pursue Leadership in Energy and Environmental Design (LEED) Silver certification or achieve an
equivalent level of sustainability by incorporating sustainable practices in all elements of project
design and construction, leading to a reduction in energy use, water use, and solid waste
generation as compared to standard hotel and visitor-serving developments.

Project Components

Market-Rate Hotel Tower

The proposed project would include the construction of an approximately 850-room market-rate
hotel tower and open-air pedestrian archway that spans the Embarcadero Promenade. The market-
rate hotel tower would rise approximately 498 feet above mean sea level and would total 44 stories
in height. The market-rate hotel tower, including the associated retail, restaurant, and meeting
space, would be approximately 796,000 gross square feet. Table 3-1 in Chapter 3, Project
Description, identifies the specific components of the market-rate hotel tower, which includes 850
guest rooms. Figures ES-3 and ES-4 provide the proposed hotel stacking plan and cross-section.

The market-rate hotel tower design is inspired by sail structures of the latest generation of
America’s Cup sailboats. This design would be a recognition of the maritime uses of San Diego Bay

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report S-5 ICF 518.16
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and the high-tech nature of the America’s Cup sailboats. A rendering of the proposed hotel is
provided as Figure ES-5.

As depicted on Figure ES-6, the open-air pedestrian archway would span the Embarcadero
Promenade as visitors approach the market-rate hotel tower and would connect the market-rate
hotel tower to its ballroom and meeting facilities, located above the proposed parking structure. The
archway would be approximately 43 feet wide, reach a height of approximately 40 feet, and include
a smaller glass bridge at a lower height, which would span the Embarcadero Promenade to allow
visitors to cross onto the plaza and access other project amenities. The depth and height of the
archway would allow pedestrians to experience Bay views, and its design would provide visual
connection between the northern and southern portions of the Embarcadero Promenade.

Servicing of the proposed market-rate hotel tower would be accomplished by incorporating up to
three loading docks near the north SDCC garage entrance.

Lower-Cost Visitor-Serving Hotel with Water Transportation Center

The proposed project includes the construction of an approximately 565-bed lower-cost visitor-
serving hotel, renderings of which are shown on Figures ES-7 and ES-8. The proposed lower-cost
visitor-serving hotel would be a five-story, L-shaped structure and would reach an approximate
height of 82 feet, with retail abutting the Embarcadero Promenade along the eastern side of the
building. This hotel would be near the Hilton San Diego Bayfront Hotel and its bayside park, and
include an approximately 3,903-square-foot at-grade public pedestrian walkway. The lower-cost
visitor-serving hotel would be situated on its own leasehold parcel as a stand-alone development.

Additionally, an approximately 6,127-square-foot WTC would be integrated into the building
footprint of the lower-cost visitor-serving hotel and would consist of an accessory office/marina
business center to operate the WTC (3,327 square feet), ticketing (600 square feet), gym for hotel
guests and marina users (the gym would not be open for monthly memberships to the public) (1,000
square feet), marina crews restroom/showers (600 square feet), and marina guest lounge (600
square feet), all of which are illustrated on Figure ES-9. The WTC would serve marina customers and
their boats, as well as provide operational support for the marina and the existing water
transportation ferry service. Parking for the WTC would be provided within the proposed parking
garage.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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San Diego Unified Port District Executive Summary

Optional Connecting Bridge to the San Diego Convention Center

As an optional project feature, the proposed project may potentially include a new public access
bridge connecting the proposed market-rate hotel tower rooftop public plaza and park areas to the
SDCC view deck. This optional bridge connection would provide visitors with elevated and
expansive views of the entire north and mid-Bay and would allow for travel to the City’s Gaslamp
Quarter. This optional bridge would be approximately 1,882 square feet with a length of 85 feet and
a width at the narrow end of 18 feet and wide end of 26 feet. The paving materials for the proposed
bridge would be designed to be integrated with the proposed rooftop public plaza and park areas
and may consist of a variety of enhanced materials including integral color decorative finished
concrete, precast pavers, and/or stone accent paving. In addition, planting material would be
included along the bridge in either integrated or free-standing planters. The guardrails are proposed
to be constructed of painted metal or stainless steel or a combination of these along with solid
planter walls. Concurrence by the District, and potentially the City of San Diego as the contractual
managing entity of the SDCC, would be required prior to implementing this portion of the proposed
project. An amendment to the Management Agreement between the District and the City of San
Diego may also be required. Therefore, the bridge is identified as an optional project component in
this EIR. The EIR analyzes the project with and without the optional public access bridge
component.

Public Plaza and Park Areas and Design Features

The proposed project would increase the total area of public plaza and park areas from
approximately 30,300 square feet (0.70 acre) to approximately 85,490 square feet (1.96 acres). The
public plaza and park areas would serve as resting and viewing areas for visitors and would include
interpretive signage and public art. All the proposed public plaza and park areas would be designed
with a combination of hardscape, drought-tolerant landscape, grass lawns, and artificial turf. In total,
the proposed project would include four public plaza and parks areas and a public promenade
spread throughout the project site. Table ES-1 identifies each of the public plaza and park areas and
the percent of public and private usage of the areas. Figure ES-10 depicts the public plaza and park
area locations, and Table ES-1 provides further detail on each area. The proposed project would also
maintain and enhance the existing 35-foot-wide Embarcadero Promenade across the site. The
existing promenade does not count toward the acreage of the proposed project’s public plaza and
park areas. The proposed project would enhance the existing Embarcadero Promenade by providing
retail adjacent to the promenade; increased seating areas; public restrooms; connection of the
lower-cost visitor-serving hotel and market-rate hotel tower with the promenade with small plazas
or lobbies; and access to the parking structure from the promenade; additionally, an optional
pedestrian bridge that would serve to connect pedestrian circulation from Downtown San Diego and
SDCC to the Embarcadero Promenade.

As depicted on Figure ES-10, in addition to the proposed public plaza and park areas, the proposed
project provides public access throughout the project site and connects to surrounding uses. One of
the public access features includes the construction of a walkway around the market-rate hotel
tower in order to maintain public access to the views along the Bay.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report S-13 ICF 518.16
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Figure ES-9
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Fifth Avenue Landing Project
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Source: Gensler (2017)

Total Public Park Plaza (Area B + Area C) =46,360 GSF

B: Public Park Plaza
I :

\_

Existing Public Promenade
(Embarcadero)

50% PUBLIC ACCESS 7 50%PRIVATE ACCESS
859% PUBLIC ACCESS / 15% PRIVATE ACCESS
100% PUBLIC ACCESS / 0% PRIVATE ACCESS
1009% PUBLIC ACCESS / O% PRIVATE ACCESS

@® Public Observation Terrace Viewing Point (100% Public Access)
I
[ AreaA:Multifunctional Plaza & Lawn= 35,940 GSF
1 AreaB:PublicParkPlaza= 39,860 GSF
1 Area C: Public Park Plaza & Public Observation Terrace = 6,500 GSF
1 AreaD:PublicPromenade = 3,190 GSF

* Public access would be available during normal operating hours (e.g. 6:00 AM to 10:30 PM)

7
ZICF

Figure ES-10
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San Diego Unified Port District

Table ES-1. Proposed Public Plaza and Park Areas

Executive Summary

Figure Area
ES-8 Key Title (square feet)! Location Access Available to Public
A Multifunctional 35,940 Above the ballrooms, meeting  Ground-level via the public 50% public access/50%
Plaza and Lawn rooms, and parking structure2 Embarcadero Promenade; private access/Managed
market-rate hotel tower; SDCC by Operator
via the Optional Connecting
Bridge
B Public Park Plaza 39,860 Above the ballrooms, meeting  Ground-level via the public 85% public access/15%
rooms, and parking structure2 Embarcadero Promenade; private access/Managed
market-rate hotel tower; SDCC by Operator
via the Optional Connecting
Bridge
C Public Park Plaza 6,500 Marina overlook Ground-level via the public 100% public access
and Public Embarcadero Promenade;
Observation market-rate hotel tower; SDCC
Terrace via the Optional Connecting
Bridge
D Public 3,190 Approximately 10-foot wide Ground-level via the public 100% public access
Promenade walkway along the southeast =~ Embarcadero Promenade
portion of the market-rate
hotel tower; will include a
public viewing deck.
Total 85,490

1 Values are approximate.

2 This plaza and park area would be on the roof of the market-rate hotel tower ballroom and parking structure, described in Market-Rate Hotel

Tower.

3 This plaza is associated with the lower-cost visitor-serving hotel, described in Lower-Cost Visitor-Serving Hotel with Water Transportation

Center.

NOTE: A more detailed description of these areas can be found on Figure 3-16, Landscape Concept Site Plan.

Fifth Avenue Landing Project & Port Master Plan Amendment
Draft Environmental Impact Report
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San Diego Unified Port District Executive Summary

Visitor-Serving Retail Storefronts

The proposed project would include up to five visitor-serving retail storefronts consisting of open-
air cafés, food and beverage outlets, gift shops, and other visitor-serving retail establishments along
the Embarcadero Promenade. These retail venues would total approximately 6,000 square feet and
are intended to encourage activation of the existing Embarcadero Promenade. Figure ES-11
provides a site plan of the proposed retail storefronts.

Marina Expansion

The proposed project marina expansion would include waterside and landside components. The
waterside components include adding new vessel slip space, constructing a new pile-supported pier,
possibly constructing a breakwater with wave attenuation panels, and improving public access to
the waterfront. The landside component involves removing the existing office trailer, WTC ticket
booth, public restroom, and pavement; and reconstructing the bulkhead and anchors.!

The existing vessel slip space would be expanded by an additional 57,696 square feet of pile-
supported dock space. The marina would be constructed in two phases. Phase I would add 23 new
marina slips ranging in size from 50 feet to 200 feet and would be constructed during the hotel
construction timeframe. These slips would be accessible from the proposed pile-supported dock,
which would be approximately 20 feet in width and extend approximately 439 feet for Phase I. A
breakwater with wave attenuation panels may be included as part of the proposed project to reduce
wave energy coming into the marina. The breakwater, located at the end of the proposed dock,
would be approximately 400 linear feet and 20 feet in width.

Phase Il would provide an additional 27 slips ranging in size from 50 feet to 240 feet and would be
constructed when market conditions allow, approximately 5 years after the hotels are in operation,
but no sooner. Total buildout would allow for 50 additional slips, for a combined total of 62 slips,
including the existing 12 slips, to accommodate both small and large vessels. These slips would be
accessible from the proposed pile-supported dock, which would be approximately 20 feet in width
and extend approximately 922 feet into the San Diego Bay for Phase II with a breakwater of
approximately 630 linear feet and 20 feet in width. Each slip would have shoreside power, as well as
connections to the City’s water and sewer systems.

The possible fleet mix of the expanded marina would allow for smaller boats to be integrated into
the marina while at the same time allowing larger vessels to dock. Figures ES-12 and ES-13 depict
the proposed Phase I and Phase Il marina layouts, respectively, and the proposed dock and slip
lengths and quantities. The proposed fleet mix may change slightly, but Figures ES-10 and ES-11
represent the worst-case scenario (i.e., result in the most impacts) for purposes of the EIR analysis.

Improvements to public access as a result of the proposed project include signage and dock space
for larger and smaller vessels.

1 Note that the existing marina office would be replaced with the WTC and enhanced as part of the lower-cost
visitor-serving hotel development component.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report S-17 ICF 518.16
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San Diego Unified Port District Executive Summary

The proposed landside marina improvements would include relocating the existing marina office to
the promenade level of the lower-cost visitor-serving hotel. In 2015, the ferry service transported
approximately 290,000 passengers, and in 2016 it transported approximately 222,672 passengers.
At this time, there no plans in place to expand the ferry service; accordingly, an expansion of service
is not analyzed in this EIR. In addition, the project site operates an existing water taxi service, which
is a pre-arranged service that provides transportation throughout the Bay to groups of no fewer
than 20 people. The service is typically only used a few times per year. This service would continue
to be operated at the project site with the implementation of the proposed project.

Parking

A one-level parking structure would be incorporated into the development between the market-rate
hotel tower and the lower-cost visitor-serving hotel. As depicted on Figure ES-11, the parking
structure would be constructed at ground level and would be beneath the market-rate hotel tower
meeting space/ballrooms and the rooftop public plaza and park areas. The proposed visitor-serving
retail (as described in Visitor-Serving Retail Storefronts) would mask the parking structure from
public view along the promenade. The capacity for approximately 263 onsite parking spaces,
including both striped and valet parking would be provided, and access to the proposed parking
structure would be provided on Convention Way.

The proposed parking structure would incorporate the use of natural light, light-emitting diode
(LED) lighting, and natural Bay breezes to cool the garage. Limited mechanical systems would be
needed to ventilate or provide fresh air to the garage. Approximately 29 electric car charging
stations would also be installed to accommodate electric vehicles.

As part of the existing Amended, Restated and Combined (ARC) lease between the SDCC Corporation
and the District for the project site, the project proponent has the right to seek 110 parking spaces in
the offsite District-owned SDCC garage contingent upon availability, amendments to the existing
Management Agreement, and the District issuing a lease agreement to the project proponent for the
use of the 110 offsite parking spaces. At this time, there is no excess parking available in the SDCC
garage, and it is not reasonably foreseeable that such parking would be available to the project
proponent. However, in the event 110 parking spaces become available and the remaining
aforementioned conditions are satisfied, the EIR analyzes the proposed project with and without the
offsite parking spaces.

Nearby parking facilities may be available for shared parking; however, the project proponent
currently does not have any contractual rights to use any other parking garage, and no parking has
been set aside for the proposed project.

Parking supply and demand are discussed in detail in Chapter 4, Section 4.12, Transportation,
Circulation, and Parking.

Onsite Circulation and Wayfinding

Visitors and hotel guests would access the project site from Harbor Drive and Park Boulevard, which
turns into Convention Way. Convention Way would retain its current alignment and would be used
for car and truck access to the project site during construction and operation of the proposed
project.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report S-21 ICF 518.16



San Diego Unified Port District Executive Summary

Public signage along the promenade would illustrate San Diego Bay history, including its past and
present working waterfront, interpretive signage, and location and wayfinding maps. This signage
would conform to the South Embarcadero Urban Design Guidelines and California Coastal Access
signage statewide program. These guidelines include utilizing banners on street lights and
minimizing signs that obstruct views of the San Diego Bay.

Signage off tidelands would be designed with input from and in cooperation with the SDCC, City of
San Diego, and the District. Signage locations are proposed to include areas along Harbor Drive, Fifth
Avenue, Convention Way, and the Gaslamp and Ballpark Districts.

Landscape and Water Quality Design Features

The proposed project would require the removal of 39 ornamental trees located within the existing
parking lot area and park/plaza area. Figure ES-14 provides the conceptual landscape plan for the
proposed project. The proposed project would include multiple trees and shrubs throughout the
project site. Figures ES-15 and ES-16 provide the existing and proposed impervious and pervious
surfaces on the site. The proposed project would increase the impervious surface by 18,540 square
feet. The proposed project would include stormwater protection systems, including the capture of
runoff, and various landscape measures to improve Bay water quality. Landscaping would consist of
drought-tolerant plants, and most runoff water would be recaptured through a filtered system that
employs landscape troughs and other measures. Permeable surfaces would be used in place of
concrete or asphalt where feasible.

The marina would be a zero-discharge facility. A marina Best Management Practice Plan would be
drafted and implemented to ensure that marina operations do not degrade Bay water quality. The
plan would be approved by the District prior to commencement of the marina development.
Components of the plan include the use of educational materials to be provided to boat owners and
their crews. Docking agreements would contain specific use restrictions to prevent degradation of
water quality. The marina operator would restrict boat repairs and cleaning operations. Hull bottom
scraping and the use of toxic detergents used to clean vessels would be prohibited, and no
overwater repairs would be allowed. Refueling would occur off site. The marina’s onsite manager
would enforce these restrictions and discharge any dock user who fails to comply with these
restrictions after verbal warnings have been provided.2

Port Master Plan Amendment

As discussed further in Chapter 2, Environmental Setting, the current certified Port Master Plan
(PMP) designates a portion of the landside portion of the project site for the SDCC Phase III
expansion. In addition, other land and water uses proposed as part of the project are not consistent
with the existing PMP land and water use designations. Therefore, the proposed project proposes an
amendment to PMP Planning District 3, Centre City Embarcadero. This PMPA is proposed to change
portions of the existing land and water use designations and to update the PMP maps, text, and
tables to reflect the proposed project and corresponding land and water uses (see Figure ES-17). In
addition, as shown in Figure ES-17, the PMPA identifies up to eight new designated vista areas to
replace the five existing designated vista areas that would displaced by the proposed project.

2 These features and measures are also included within Mitigation Measure MM-HWQ-1 in Section 4.8, Hydrology
and Water Quality.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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San Diego Unified Port District Executive Summary
The proposed PMPA land and water use designation changes include, but are not limited to, the
following.

e Commercial Recreation to Street

e Street to Commercial Recreation

e Specialized Berthing to Recreational Boat Berthing

e Ship Navigation Corridor to Recreational Boat Berthing
e Promenade to Commercial Recreation

e Park to Commercial Recreation

e Commercial Recreation to Park

The proposed PMPA is provided in Appendix C.

Areas of Known Controversy/Issues Raised by Agencies
and the Public

Section 15123 of the State CEQA Guidelines requires the summary of an EIR to include areas of
controversy known to the Lead Agency, including issues raised by agencies and the public. The
District circulated a Notice of Preparation (NOP) to solicit agency and public comments on the scope
and content of the environmental analysis beginning on August 18, 2016, and ending on September
16, 2016. The NOP is included as Appendix A.

A total of 10 comment letters were received during the NOP public review period. The primary
issues raised related to biological resources; greenhouse gases (GHGs); hazards and hazardous
materials; utilities; transportation, parking, and traffic; and inconsistency with the SDCC Phase 111
Expansion project previously approved by the District. A summary of all comments received is
included in Table 1-2 of Chapter 1, Introduction, and all NOP comment letters are included in
Appendix B of this EIR.

Issues to be Resolved

Summary of Project Impacts

This Draft EIR examines the potential environmental effects of the proposed project, including
information related to existing site conditions, analyses of the types and magnitude of individual and
cumulative environmental impacts, and feasible mitigation measures that could reduce or avoid
environmental impacts. In accordance with Appendix G of the State CEQA Guidelines, the potential
environmental effects of the proposed project were analyzed for the following areas.

e Aesthetics and Visual Resources e Hydrology and Water Quality
e Air Quality and Health Risk e Land Use and Planning
¢ Biological Resources e Noise and Vibration
e  Cultural Resources e Public Services and Recreation
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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e Geology and Soils e Transportation, Circulation, and Parking
e Greenhouse Gas Emissions and Climate Change e  Tribal Cultural Resources
e Hazards and Hazardous Materials e Utilities and Energy Use

Table ES-2, presented at the end of this chapter, provides a summary of the environmental impacts
that could result from implementation of the proposed project and feasible mitigation measures that
would reduce or avoid the impacts. For each impact, Table ES-2 identifies the significance of the
impact before mitigation, applicable mitigation measures, and the level of significance of the impact
after the implementation of the mitigation measures. Impacts on agriculture and forestry resources,
mineral resources, and population and housing are considered to be “Effects Found Not to be
Significant,” in accordance with Section 15128 of the State CEQA Guidelines. These issues are
discussed further in Chapter 6, Additional Consequences of Project Implementation.

Summary of Project Alternatives

The following alternatives are analyzed in detail in Chapter 7, Alternatives. The objective of the
alternatives analysis is to consider a reasonable range of potentially feasible alternatives to foster
informed decision-making and public participation. The alternatives to the proposed project are
summarized below.

Alternative 1 — No Project/No Build Alternative

Under the No Project/No Build Alternative, the project site would continue to operate as it currently
does until the expiration of the current ARC Lease. The proposed project would not occur and the
existing site would retain a 35-foot Embarcadero Promenade, parking lots used for parking and
staging for special events associated with SDCC, Fifth Avenue Landing superyacht marina, and open
grass area used as a public park. The marina would not be expanded and the existing 12 boat slips
would remain. The WTC would not be relocated and upgraded under this alternative. No market-
rate hotel tower, lower-cost visitor-serving hotel, retail along the Embarcadero Promenade, parking
structure, ballroom, additional public parks or plazas, and marina expansion would occur.

Alternative 2 — No Project/Port Master Plan Consistency Alternative (SDCC
Phase Il Expansion )

Under the No Project/Port Master Plan Consistency Alternative, the SDCC Phase III Expansion and
Expansion Hotel would be constructed as entitled in the current PMP. The proposed Expansion
Hotel would occur outside of the proposed project area and, therefore, the focus of this alternative is
the portion of the SDCC Phase III Expansion that would occur within the project site. This analysis
assumes that the City of San Diego either obtains property rights to the site or constructs the
expansion after the expiration of the ARC Lease term. Under the current PMP, the SDCC Phase III
Expansion includes the expansion of the existing Convention Center, which would add
approximately 220,150 square feet of exhibit hall space, approximately 101,500 square feet of
meeting rooms, and approximately 78,470 square feet of ballroom space to the existing facility.
Public amenities include a 5-acre rooftop park/plaza. It would be accessible to the public with
lighted paths, seating areas, an open lawn/performance area, and several observation vistas. Spaces
on the rooftop park/plaza would range from grand areas where events can take place to more
intimate, contemplative areas. This alternative would not involve any in-water work.
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Alternative 3 — No Net New Marina Alternative

Under the No Net New Marina Alternative, the proposed project would occur as proposed with the
development of the market-rate hotel tower, lower-cost visitor-serving hotel, retail along the
Embarcadero Promenade, parking structure, ballroom, and public parks and plazas; however, the
marina would not be expanded. The marina would continue its current operation of the existing 12
boat slips. Alternative 3 would include the proposed landside marina improvements of relocating
the existing marina office to the promenade level of the lower-cost visitor-serving hotel. Under
Alternative 3, the existing Fifth Avenue Landing ferry and taxi service would continue operation at
the project site. The No Net New Marina Alternative is intended to avoid or substantially lessen the
proposed project-related significant impacts on biological resources related to loss of eelgrass and
open water habitat and hazards and hazardous materials related to waterside sediment
contamination and damage to the engineered cap.

Alternative 4 — Phase | Only Marina Alternative

Under the Phase [ Only Marina Alternative, the proposed project would occur as proposed, but the
marina expansion would only include Phase 1. Phase II of the marina expansion, which would add 27
slips to the marina, would be eliminated. The Phase I waterside component would add 23 new
marina slips ranging in size from 50 feet to 200 feet and would be constructed concurrently with the
proposed hotels. Phase I would include the proposed pile-supported dock, which would be
approximately 20 feet in width and extend approximately 439 feet. A breakwater with wave
attenuation panels may be included as part of Alternative 4 to reduce wave energy coming into the
marina. The breakwater, located at the end of the proposed dock, would be approximately 400
linear feet and 20 feet in width. The water transportation office would be relocated and upgraded
under this alternative, and the Fifth Avenue Landing ferry and water taxi service would continue its
operation at the project site. The Phase I Only Marina Alternative is intended to substantially lessen
the proposed project-related significant impacts on biological resources related to loss of eelgrass
and open water habitat and hazards and hazardous materials related to waterside sediment
contamination and damage to the engineered cap.

Alternative 5 — Reduced Density Alternative

Under the Reduced Density Alternative, the market-rate hotel tower would be reduced by 20%,
from 850 rooms to 680 rooms, and the lower-cost visitor-serving hotel would be reduced by 20%,
from 565 beds to 452 beds. The height of the hotel tower would be reduced from 498 feet (45
stories) to 428 feet (38 stories). With the reduction in hotel rooms, the number of required onsite
parking spaces would be reduced by approximately 93 spaces. All other project components of the
proposed project including the retail along the Embarcadero Promenade, public plaza and park
areas, ballroom, parking structure, and marina expansion would remain the same as the proposed
project. The Reduced Density Alternative is intended to avoid or substantially lessen proposed
project-related significant impacts related to transportation, circulation, and parking by reducing
the number of hotel guests that would use the site. In addition, Alternative 5 would result in a 20%
reduction in air quality emissions, GHG emissions, and energy consumption.

Alternative 6 — Below Grade Parking Alternative

Under the Below Grade Parking Alternative, 478 parking spaces would be provided in a concrete
parking structure, which would include a subterranean parking level approximately 12 feet below
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grade. The parking structure would span from the lower-cost visitor-serving hotel to the first major
stormwater discharge outfall. The below grade parking structure would provide a total of 478
parking spaces. The P1 level would include 190 standard stall spaces, 9 Americans with Disabilities
Act (ADA) spaces, and 64 valet spaces. The P2 level would include 167 standard spaces and 48 valet
spaces. Valet parking would be provided between the drive aisles on both the P1 and P2 levels.
Public parking would be provided on both P1 and P2 levels. The entrance to the parking structure
would be located on Convention Way, and public parking signage would be provided along
Convention Way. Electrical car charging stations would also be incorporated into the parking
structure. All other project components proposed under the proposed project would be
implemented under Alternative 6, including the development of the market-rate hotel tower, lower-
cost, visitor-serving hotel, retail along the Embarcadero Promenade, ballroom, public parks and
plazas, and expansion of the marina. The Below Grade Parking Alternative is intended to avoid or
substantially lessen the significant parking impacts of the proposed project.

Environmentally Superior Alternative

Pursuant to CEQA, the EIR is required to identify the environmentally superior alternative. Although
the No Project/No Build Alternative (Alternative 1) reduces the greatest number of significant
impacts, CEQA requires that when the environmentally superior alternative is the No Project/No
Build Alternative, another alternative should be identified. The No Project/Port Master Plan
Consistency Alternative (Alternative 2) reduces the second largest number of significant impacts;
however, this alternative would not achieve most of the project objectives and is also a No Project
alternative. Considering the importance of parking in the area, the Below Grade Parking Alternative
(Alternative 6) would add additional parking on site and meet all the basic project objectives.
However, this alternative would result in similar and, in some cases, greater impacts than the
proposed project. Therefore, the No Net New Marina Alternative (Alternative 3) is considered the
environmentally superior alternative because it would reduce the greatest number of impacts while
still achieving most of the project objectives. Alternative 3 would eliminate the marina expansion,
which would avoid all of the waterside impacts that would result under the proposed project; the
alternative would also result in reduced impacts on biological resources, GHG emissions, hazardous
materials, hydrology and water quality, and noise and vibration. In addition, Alternative 3 would
meet the project objectives with the exception of part of Objective #4 because the project would not
include an expanded marina. However, all other project components would be incorporated,
including an infill development that provides a full-service hotel that is comparable in size to
adjacent hotels, a lower-cost visitor-serving hotel, plaza and park areas, restaurant and retail space,
a water transportation center, improved links to the waterfront, and sustainable development
features.
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Table ES-2. Project Impacts and Mitigation Measures

Executive Summary

Significance Significance
Before After
Issue Impact Mitigation  Mitigation Measure(s) Mitigation
4.1 Aesthetics and Visual Resources
Project Impacts
Substantial Impact-AES-1: Visual Impacts due to PS MM-AES-1: Construction Screening and Fencing. The SU
Adverse Effect Obstructed Views Within a Vista project proponent shall install construction-screening
on a Scenic Area During Project Construction. fencing around the entire perimeter of the project site
Vista The protrusion of large construction that would shield construction activities from sight and
equipment, including cranes, prior to issuance of demolition permits, the District’s
scaffolding, and other construction Development Services Department shall confirm such
materials, into the viewshed of the fencing is depicted on the appropriate demolition and
SDCC rooftop plaza would result in a construction plans. Construction screening shall
temporary significant impact. include, at a minimum, installation of 8-foot-tall fencing
for the duration of the construction period that is
covered with view-blocking materials, such as tarp or
mesh in a color that blends in with the existing
environment such as green or blue.
Impact-AES-2: Visual Impacts due to PS MM-AES-2: Install Wayfinding and Public SU
Obstructed Views Within a Vista Accessibility Signage. Prior to the issuance of
Area During Project Operations. occupancy permits, the project proponent shall post
Operation of the proposed project wayfinding signage and signage at the grand staircase,
would substantially interfere with market-rate hotel tower staircase, public observation
existing expansive views of the San terrace, optional pedestrian bridge, and two locations
Diego Bay from the existing SDCC along the existing Embarcadero Promenade, that
plaza and the SDCC grand staircase. directs visitors to the proposed public plaza and park
areas on the rooftop of the parking structure and hotel
ballrooms as well as the walkway around the market-
rate hotel tower (the areas identified as Exterior Areas
B, C, and D on Figure 3-12 in Chapter 3, Project
Description, of the EIR), and designates the areas as
available to the public with open hours listed (i.e., 6:00
a.m. to 10:30 p.m.). The project proponent shall submit
the signage characteristics (e.g., size, color, materials) to
the District’s Development Services Department for
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Significance

Before

Issue Impact Mitigation

Mitigation Measure(s)

Significance
After
Mitigation

review and approval. Photographic proof of the
wayfinding signage and designation signage shall be
submitted to the District’s Development Services
Department prior to issuance of the certificate of
occupancy. In addition, the project proponent shall
allow the District to conduct periodic inspections to
ensure that this space remains publicly accessible. The
wayfinding signage shall clearly direct the public to the
public plaza and park areas and public observation
terrace and indicate that the space is open to the public
except during certain circumstances consistent with the
PMP Amendment.

MM-AES-3: Transparent Fencing Materials at Pool
Deck. Prior to the issuance of the certification of
occupancy for the market-rate hotel tower, the project
proponent shall install transparent fencing in front of
the pool to separate the pool deck from the public
observation terrace viewing point on the second floor of
the west side of the market-rate hotel tower, using
transparent materials such as glass or cable rail. Prior
to issuance of a building permit for the market-rate
hotel tower, the District’s Development Services
Department shall confirm such transparent fencing is
depicted on the appropriate building plans.

Impact-AES-3: Visual Impacts due to PS
Displacement of Existing

Designated Vista Areas During

Project Operations. Operation of the

proposed project would displace five

vista areas that are designated in the

PMP at the planned rooftop plaza and

park areas.

MM-AES-4: Designated Public Vista Areas. To replace
the five public vista areas currently designated on the
project site and/or the SDCC Expansion Rooftop park,
the PMP Amendment shall include five new public vista
points as shown on Figure 3-19; four shall be located
along the public observation terrace on the rooftop
public plaza and park areas and the fifth shall be located
on the west end of the market-rate hotel tower terrace
(public observation terrace viewing point, Figure 3-12).
These designated vista points shall be delineated with
signage and open to the public at all times.

LS
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Significance Significance
Before After

Issue Impact Mitigation  Mitigation Measure(s) Mitigation
Substantially Implementation of the proposed LS No mitigation is required. LS
Damage Scenic ~ project would not substantially
Resources damage scenic resources, including,

but not limited to, trees, rock

outcroppings, and historic buildings

within a state scenic highway.
Existing Visual Implementation of the proposed LS No mitigation is required. LS
Character or project would not substantially
Quality degrade the existing visual character

or quality of the site and its

surroundings.
New Source of Impact-AES-4: Temporary New PS MM-AES-5: Down-shield All Construction Security LS
Substantial Source of Nighttime Lighting During Lighting. The project proponent shall ensure that all
Light or Glare Construction. Construction of the overnight construction security lighting used at the

proposed project would potentially project site is down-shielded to prevent any light

introduce a new source of temporary spillover off site consistent with City of San Diego

nighttime lighting from the use of regulations on glare and outdoor lighting (Municipal

overnight security lights at the project Code Sections 142.0730 and 142.0740).

site.

Impact-AES-5: New Permanent MM-AES-6: Incorporate the Use of Reduced Glare

Source of Glare Generated by the Building Materials. The proposed market-rate hotel

Proposed Market-Rate Hotel Tower. tower shall incorporate non-reflective exterior building

The proposed market-rate hotel tower materials in its design, and any glass incorporated into

would have a curtainwall fagade that the fagade of the building shall either be of low

would use architectural finishes and reflectivity or accompanied by a non-glare coating.

facade materials that would increase Prior to issuance of a building permit for the market-

the amount of glare produced at the rate hotel tower, the District’s Development Services

project site by moderate amounts, Department shall confirm such non-reflective materials

which would represent a significant and low reflectivity or non-glare coating are depicted

new source of substantial glare at the on the appropriate building plans.

project site compared to existing

conditions that would potentially

affect daytime views in the area.
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Significance

Before
Mitigation

Issue Impact

Significance
After

Mitigation Measure(s) Mitigation

Cumulative Impacts

The proposed project’s incremental contribution to cumulative aesthetics and visual resources impacts would not be cumulatively considerable.

4.2 Air Quality and Health Risk

Project Impacts

Conflict with Impact-AQ-1: New Land Use PS MM-AQ-1: Update the RAQS and SIP with New LS
Applicable Air Designations not Accounted for in Growth Projections. Prior to the San Diego Air
Quality Plan the RAQS and SIP. The proposed Pollution Control District’s next review of the RAQS, the
project would re-designate District shall coordinate with the San Diego Air
Commercial Recreation to Street, Pollution Control District to amend the growth
Street to Commercial Recreation, assumptions using the Port Master Plan Amendment.
Specialized Berthing to Recreational This includes changing the designation of Commerecial
Boat Berthing, Ship Navigation Recreation to Street, Street to Commercial Recreation,
Corridor to Recreational Boat Specialized Berthing to Recreational Boat Berthing, Ship
Berthing, Promenade to Commercial Navigation Corridor to Recreational Boat Berthing,
Recreation, Park to Commercial Promenade to Commercial Recreation, Park to
Recreation, and Commercial Commercial Recreation, and Commercial Recreation to
Recreation to Park. As these land use Park within the proposed project site.
changes were not known at the time
the RAQS and SIP were last updated,
this would result in a conflict with the
applicable state and regional air
quality plans because the proposed
land use and the intensity proposed
are not consistent with the current
RAQS and SIP.
Violate an Air Impact-AQ-2: Emissions in Excess of PS MM-AQ-2: Use Low-VOC Interior and Exterior LS

Criteria Pollutant Thresholds
During Proposed Project
Construction. Project emissions
during construction, before mitigation,
would exceed the San Diego County
SLTs for VOC. The contribution of
project-related emissions is
considered significant because the

Quality
Standard

Coatings During Construction. During construction,
the project proponent shall use low-VOC coatings for all
surfaces that go beyond the requirements of San Diego
Air Pollution Control District Rule 67.0, and have a VOC
content of 75 grams per liter or less. Prior to the
commencement of construction activities, the project
proponent shall submit a list of coatings to be used and
their respective VOC content to the District’s
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Significance Significance
Before After
Issue Impact Mitigation  Mitigation Measure(s) Mitigation
project would exceed thresholds that Development Services Department and shall submit a
have been set by SDAPCD to attain the report verifying the use of said low-VOC coatings. The
NAAQS and CAAQS, the purpose of District may conduct inspections during construction to
which is to provide for the protection verify the use of low-VOC coatings.
of public health.
MM-AQ-3: Limit Soil Hauling Truck Counts during
Excavation to Reduce Daily Construction-Related
Emissions. During construction, the project proponent
shall ensure that daily heavy-duty truck counts during
soil hauling do not exceed 85 trucks per day. During
excavation work (Phase 2.1), the project proponent
shall submit record of daily truck counts to the District’s
Development Services Department. The District may
conduct inspections during construction to verify the
number of trucks do not exceed 85 on a given day.
Resultin a Impact-AQ-3: Cumulative Emissions PS Implement MM-AQ-2 and MM-AQ-3, as described LS
Cumulatively in Excess of Criteria Pollutant above.
Considerable Thresholds During Proposed
Net Increase of  Project Construction. Project
a Criteria emissions during construction, before
Pollutant mitigation, would exceed the San
Diego County SLTs for VOC, and when
combined with other nearby past,
present, and probable future projects,
the proposed project’s contribution
would be cumulatively considerable.
The contribution of project-related
emissions is considered significant
because the project would exceed
thresholds that have been set by
SDAPCD to attain the NAAQS and
CAAQS, the purpose of which is to
provide for the protection of public
health.
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Significance Significance
Before After

Issue Impact Mitigation  Mitigation Measure(s) Mitigation
Expose Impact-AQ-2, as described above. PS Implement MM-AQ-2 and MM-AQ-3, as described LS
Sensitive above.
Receptors to
Substantial
Pollutant
Concentrations
Create Implementation of the proposed LS No mitigation is required. LS
Objectionable project would not create objectionable
Odors odors affecting a substantial number

of people.
Cumulative Impacts
Conflict with Impact-C-AQ-1: New Land Use PS Implement MM-AQ-1, as described above. LS
Applicable Air Designations not Accounted for in
Quality Plan the RAQS and SIP. The proposed

project would redesignate Commercial

Recreation to Street, Street to

Commercial Recreation, Specialized

Berthing to Recreational Boat

Berthing, Ship Navigation Corridor to

Recreational Boat Berthing,

Promenade to Commercial Recreation,

Park to Commercial Recreation, and

Commercial Recreation to Park. As

these land use changes were not

known at the time the RAQS and SIP

were last updated, this would result in

a conflict with the applicable state and

regional air quality plans.
Resultin a Impact-C-AQ-2: Emissions in Excess PS Implement MM-AQ-2 and MM-AQ-3, as described LS
Cumulatively of Cumulative Thresholds during above.
Considerable Construction. Emissions during
Net Increase of  construction the proposed project
a Criteria would exceed the cumulative San
Pollutant Diego County SLTs for VOC.
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Significance Significance
Before After
Issue Impact Mitigation  Mitigation Measure(s) Mitigation
4.3 Biological Resources
Project Impacts
Substantial Impact-BIO-1: Water Quality PS MM-BIO-1: Avoid California Least Tern Breeding LS
Adverse Effect Impairment Impacts on California Season or Implement Construction Measures to
on any Least Tern and California Brown Eliminate Impacts on California Least Tern
Candidate, Pelican Foraging. Construction and Breeding. The project proponent shall schedule and
Sensitive, or operation of the proposed project will complete all in-water construction activity outside of
Special-Status lead to water quality impairment in the nesting season for California least tern (generally
Speciesin Local  San Diego Bay, which will inhibit between mid-April and late September). Should in-
or Regional foraging of both California least tern water construction occur during the California least
Plans, Policies and California Brown Pelican by tern nesting season, the following construction
or Regulations reducing water clarity and making it measures shall be implemented in accordance with
more difficult to identify prey species regulations, including CWA Section 401, the NPDES
within the project site. permit, and Stormwater Management and Discharge
Control Ordinance:
e The contractor shall deploy a turbidity curtain
around the pile driving areas to restrict the visible
surface turbidity plume to the area of construction
and pile driving. It shall consist of a hanging
weighted curtain with a surface float line and shall
extend from the surface to 20 feet down into the
water column. The goal of this measure is to
minimize the area in which visibility of prey by
terns is obstructed.
e The contractor shall retain a qualified ornithologist
(with knowledge of the species to be surveyed)
approved by the District who shall conduct
monitoring within 500 feet of construction
activities to identify presence of terns displaying
foraging behavior (e.g., searching and diving) and
assess adverse impacts, if any, on California least
terns. Should adverse impacts on terns occur (e.g.,
agitation or startling during foraging activities),
construction shall cease until least terns have left
the project site.
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Significance Significance
Before After
Impact Mitigation  Mitigation Measure(s) Mitigation
e The contractor shall follow all regulatory
requirements to minimize reduction in water
quality in San Diego Bay. Construction of the
proposed project would include preparation and
implementation of a SWPPP, and implementation of
appropriate regulatory permits, including the CWA
Section 401 Water Quality Certification. A full
explanation of these requirements can be found in
Section 4.8, Hydrology and Water Quality.
Implement MM-HWQ-1 and MM-HWQ-2, as described
below under Hydrology and Water Quality.
Impact-BIO-2: Potential Disruption PS Implement MM-BIO-1, as described above. LS
or Injury of California Least Tern,
Green Sea Turtle, and Marine MM-BIO-2: Implement a Marine Mammal and Green
Mammals During Pile Driving Sea Turtle Monitoring Program During Pile Driving
Activities. Pile driving activities Activities. Prior to construction activities involving in-
would potentially generate a noise water pile driving, the project proponent shall prepare
disturbance to California least tern and implement a marine mammal and green sea turtle
from in air pile driving noise. Pile monitoring program. This monitoring program shall be
driving could also generate enough approved by the District and shall include the following
underwater noise to injure (Level A requirements:
Harassment) or alter behavior (Level e Foraperiod of 15 minutes prior to the start of in-
B Harass.ment) of both green sea turtle water construction, a qualified biologist, retained
and marine mammals. by the project proponent and approved by the
District’s Director of Real Estate Development or
designee of the District, shall monitor a 384-foot
surface radius around the active pile driving areas
to ensure that special-status species are not
present.
e The construction contractor shall not start work if
any observations of special-status species are made
prior to starting pile driving.
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Significance Significance
Before After
Issue Impact Mitigation  Mitigation Measure(s) Mitigation
e In-water pile driving within the marina shall begin
with soft starts, gradually increasing the force of
the pile driving.
e Level B harassment of marine mammals and green
sea turtles (harassment level leading to behavior
modification) from pile driving shall be avoided at a
distance of 384 feet.
e Monitoring by a qualified biologist for marine
mammals and green sea turtles within 384 feet
shall be implemented during all pile driving
activities to prevent impacts on these species by
identifying when they are approaching or within
384 feet, and by coordinating with construction
crews to halt pile driving until the species have left
this area.
e  All monitors must meet the minimum requirements
as defined by the National Oceanic Atmospheric
Administration’s Guidance for Developing a Marine
Mammal Monitoring Plan (NOAA 2017).
Impact-BIO-3: Potential PS MM-BIO-3: Avoid Nesting Season for Birds or LS
Disturbance or Destruction of Nests Conduct Preconstruction Nesting Surveys. To ensure
Protected by the Migratory Bird compliance with the MBTA and similar provisions
Treaty Act and California Fish and under Sections 3503 and 3503.5 of the California Fish
Game Code. Removal of mature trees and Game Code, the project proponent shall conduct all
during construction, as well as noise vegetation removal (e.g., ornamental trees) during the
from construction activity, could non-breeding season between September 1 and
impede the use of bird breeding sites February 14 or shall implement the following:
during the nesting season (February o If construction activities are scheduled between
15 through August 31). The February 15 and August 31, the project proponent
destruction of an occupied nest would shall retain a qualified ornithologist (with
be considered a significant impact if it knowledge of the species to be surveyed) who shall
were a violation of the MBTA or conduct a focused nesting bird survey within
California Fish and Game Code. potential nesting habitat prior to the start of
Therefore, this impact would be vegetation removal. The survey shall be submitted
potentially significant. to the District for review and approval of the survey
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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and the buffer area, defined below, if any, prior to
the commencement of vegetation removal on the
project site.

e The nesting bird survey area shall include the
entire limits of disturbance plus a 300-foot buffer
for non-raptors and a 500-foot buffer for raptors to
ensure indirect impacts would be avoided. The
nesting surveys shall be conducted within 1 week
prior to initiation of construction activities and
shall consist of a thorough inspection of the project
area by a qualified ornithologist(s). The survey
shall occur between sunrise and 12:00 p.m., when
birds are most active. If no active nests are detected
during these surveys, only a letter report
documenting the results shall be prepared.

e Ifthe survey confirms nesting within 300 feet of the
disturbance footprint for non-raptors or within 500
feet for raptors, a no-disturbance buffer shall be
established around each nest site to avoid
disturbance or destruction of the nest until after
the nesting season or a qualified ornithologist
determines that the nest is no longer active. The
size and constraints of the no-disturbance buffer
shall be determined by the qualified biologist at the
time of discovery, but shall not be greater than 300
feet for non-raptors and 500 feet for raptors. If
there is a delay of more than 7 days between when
the nesting bird survey is performed and vegetation
removal begins, the qualified biologist shall
resurvey to confirm that no new nests have been
established.

Impact-BI0-4: Reflective Materials PS
and Increased Bird Strikes (market-

rate hotel tower, lower-cost visitor-

serving hotel, and retail

MM-BIO-4: Implement Bird Strike Reduction

Measures on New Structures. Prior to issuance of any
building permits, building plans shall be reviewed by an
ornithologist familiar with local species, retained by the

LS
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development). Use of reflective
building and glass finishes may
confuse birds in flight, leading to an
increase in strikes. This impact would
be potentially significant.

developer and approved by the District, to verify that
the proposed building has incorporated specific design
strategies that qualify for Leadership in Energy and
Environmental Design (LEED) credits, as described in
the American Bird Conservancy’s Bird-Friendly Building
Design (Sheppard and Phillips 2015) or an equivalent
guide to avoid or reduce the potential for bird strikes.
Final building design must demonstrate to the
satisfaction of the ornithologist and the District that
design strategies will be in accordance with the Bird-
Friendly Building Design, and confirmed with USFWS
and CDFW by incorporating strategies to minimize the
threat to avian species, including but not limited to the
following:
e Building Facade and Site Structures

o Develop a building fagade and site design that

are visible as physical barriers to birds

e Incorporate elements like netting, screens, grilles,

shutters, and exterior shades to preclude collisions

o Incorporate materials that have a low threat

potential based on the Bird Collision Threat

Rating and the Bird Collision Threat Rating

Calculation Spreadsheet to achieve a maximum

total building Bird Collision Threat Rating of 15

or less.

* High Threat Potential: Glass: Highly
reflective and/or completely transparent
surface

= Least Threat Potential: Opaque Surface

e Exterior Lighting
o Fixtures not necessary for safety, entrances,
and circulation shall be automatically shut off

from midnight until 6:00 a.m.
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o Exterior luminaires must meet these
requirements for all exterior luminaires located
inside project boundary based on the following:
=  Photometric characteristics of each
luminaire when mounted in the same
orientation and tilt as specified in the
project design; and

= The lighting zone of the project property
(at the time construction begins). Classify
the project under one lighting zone using
the lighting zones definitions provided in
the Illuminating Engineering Society and
International Dark Sky Association
(IES/IDA) Model Lighting Ordinance (MLO)
User Guide (2011).

e Performance Monitoring Plan

o Develop a 3-year post-construction monitoring
plan to routinely monitor the effectiveness of
the building and site design in preventing bird
collisions. Include methods to identify and
document locations where repeated bird
strikes occur, the number of collisions, the date,
the approximate time, and features that may be
contributing to collisions. List potential design
solutions and provide a process for voluntary
corrective action.

o Provide a performance monitoring report
demonstrating which design strategies have
been incorporated and results of performance
monitoring for District review.

A full list and explanation of these design strategies can
be found in Appendix E-4.

Impact-BIO-5: Loss of Open Water
Habitat from Marina Operations.
The California least tern has the

PS

MM-BIO-5: Implement Overwater Coverage and
Structural Fill Mitigation in Coordination with
NMFS, CDFW, USFWS, RWQCB, USACE, and the

LS
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potential to utilize open water habitat District to Compensate for Loss of Open Water
within and adjacent to the project site Habitat and Function. The project proponent shall
for foraging opportunities. The implement the following:
increase in overwater coverage 1. Prior to issuance of a Coastal Development Permit,
resulting from the marina expansion is the project proponent shall request and participate
approximately 58,319 square feet or in stakeholder meetings with NMFS, CDFW,
1.34 acres, and would reduce the USFWS, RWQCB, USACE, and the District to identify
available open water habitat that is locations within San Diego Bay or the San Diego
used for foraging by fish-eating avian region to mitigate impacts on both sensitive avian
species. In addition to the impact on species and nearshore habitat associated with loss
avian species, NMFS acknowledges of beneficial uses associated with overwater
that overwater coverage can have a coverage and loss of open water habitat function as
cumulative impact on nearshore a result of increased structural fill within the Bay.
marine environments, although the 2. Prior to the commencement of construction
impacts are often project specific and activities of the marina expansion, the project
difficult to quantify. While the proponent shall implement one of the following
proposed configuration of overwater mitigation options, or a combination thereof, that
structures would not generate shade are listed below in order of preference; however,
over eelgrass, overwater structures selection of 2.A, 2.B, 2.C and 2.D, or an equivalent
have the potential to affect nearshore combination thereof, would successfully reduce
habitat through a number of Impact-BIO-5 to a level below significance.
mgchamsms 1nc1}1d1ng reduced A. Remove 58,319 square feet (1.34 acres) of
prlmary prod.uctlon, altered wave and overwater coverage and 13,623 square feet
tl_dal energy, 1ncrez.15ed substrate. (0.31 acre) of structural fill within San Diego
dlstqrbanc.es, gnd lncrease'd nutrient Bay or San Diego region, which would replace
loading (l\{lg-htmgale and Simenstad the area affected by the proposed project at a
2001)'_Th15 1.rnp.a.ct would be 1:1 mitigation ratio, subject to the District’s
potentially significant. review and approval. If evidence is presented

that demonstrates that all or a portion of the

required removal of overwater coverage or

structural fill is infeasible, the project

proponent shall implement 2.B.

B. Restore 71,942 square feet of eelgrass habitat at

the South Bay Power Plant cooling water intake

channel at a 1:1 ratio, which would offset

58,319 square feet (1.34 acres) of overwater
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coverage and 13,623 square feet (0.31 acre) of
structural fill impacts. The project proponent
may identify an alternative mitigation site of
equivalent size and value within San Diego Bay,
subject to the District’s review and approval.
Prior to the commencement of construction
activities for the marina expansion, the project
proponent shall submit a mitigation plan for
review and approval by the Development
Services Department of the District. The
mitigation plan at a minimum shall include a
description of the transplant site, eelgrass
mitigation requirements, eelgrass planting plan
(e.g., transplant sites, donor sites, reference
site), restoration methods (e.g., plant collection,
transplant units, planning eelgrass units),
timing of the restoration work, and a
monitoring program (e.g., establishment of
monitoring and mitigation success criteria). The
project proponent shall secure all applicable
permits for the mitigation site prior to
commencement of waterside construction.
Additionally, the project proponent shall ensure
that all fill materials proposed for discharge into
San Diego Bay for the development of the
mitigation site shall meet the requirements of
the U.S. Army Corps of Engineers’ Evaluation of
Dredged Material Proposed for Discharge in
Waters of the U.S. - Testing Manual (Inland
Testing Manual). If evidence is presented that
demonstrates that restoration of all or a portion
of the required 71,942 square feet of eelgrass
habitat is infeasible, the project proponent shall
implement 2.C.

If a suitable in lieu fee program or mitigation
bank within the Coastal Zone that is not yet
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available becomes available in the future, prior
to construction of the proposed marina, the
project proponent shall purchase credits to
offset 58,319 square feet (1.34 acres) of
overwater coverage and 13,623 square feet
(0.31 acre) of structural fill, or the remaining
square footage of the impacts if a combination
of other above options are selected. If evidence
is presented that demonstrates that purchase of
credits toward an in lieu fee program or
mitigation bank is infeasible, the project
proponent shall implement 2.D.

Subject to the Board of Port Commissioners’
approval and findings, the proposed project
may purchase credits from the District’s
shading credit program established pursuant to
board Policy 735 at a fair market value
equivalent to that of the proposed project’s final
shading total (i.e., less any reductions achieved
by design modifications to the satisfaction of
NMEFS, USFWS, RWQCB, CDFW, and USACE).
Any combination of the above that sufficiently
offsets 58,319 square feet (1.34 acres) of
overwater coverage and 13,623 square feet
(0.31 acre) of structural fill impacts.

This shall be the minimum mitigation for
overwater coverage and structural fill impacts.
One or more of the aforementioned state and
federal agencies may require additional or
greater mitigation. This mitigation measure in
no way supersedes mitigation measures that
may be required by state and federal agencies.

Should the project proponent only construct Phase
1 of the marina expansion, the mitigation
requirement shall be reduced proportionate to the
overwater coverage and structural fill impacts of
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the Phase I only expansion, consistent with a 1:1
mitigation ratio.
3. The project proponent shall secure all applicable
permits for the mitigation of overwater coverage
and structural fill prior to commencement of
waterside construction.
Impact-BIO-6: Loss of Open Water PS Implement MM-BIO-5, as described above. LS
Function from Structural Fill.
Several species utilize the open water
habitat. The proposed project would
result in an increase of 13,623 square
feet or 0.31 acre of structural fill with
the construction of 188 piles and the
breakwater for the marina expansion.
The increase in structural fill would
reduce the amount of open water
within the San Diego Bay. The piles
and breakwater could restrict or
change water circulation. The
restriction in circulation would likely
have a minimal but unpredictable
impact on eelgrass beds in the areas
inside of the breakwater (Appendix E-
1).
Substantial Impact-BIO-5, as described above. PS Implement MM-BIO-5, as described above. LS
Adverse .Effe.ct Impact-BIO-7: Potential Reduction PS MM-BIO-6: Develop an Eelgrass Mitigation and LS
onany Riparian  j, Eelgrass Habitat and Productivity Monitoring Plan in Compliance with the California
Habitat or Other  pyring Construction. In-water Eelgrass Mitigation Policy. Prior to the start of any in-
Sensitive construction activities have the water construction, the project proponent shall retain a
Natural potential to affect eelgrass beds qualified marine biologist to develop an eelgrass
Comrr.u.mlt.y adjacent to the marina expansion mitigation plan in compliance with the California
Identified in portion of the project. Impacts may Eelgrass Mitigation Policy (Appendix E-5). The
Locz.al or include direct physical disturbance to mitigation plan shall be submitted to the District and
Reglgnal Plans,  the beds from anchoring and staging of resource agencies for approval and shall be
Policies, equipment, through shading from implemented to compensate for losses to eelgrass in the
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Regulations or
by CDFW,
NMFS, or
USFWS

construction-related equipment, and
from elevated turbidity levels from
construction-related activities such as
pile driving. The potential reduction in
eelgrass habitat would be significant.

event that the surveys described below indicate the

project has impacts on eelgrass. The specific eelgrass

mitigation plan elements shall include:

e  Prior to the commencement of any in-water
construction activities, a qualified marine biologist
retained by the project proponent and approved by
the District shall conduct a preconstruction
eelgrass survey. Surveys for eelgrass shall be
conducted during the active eelgrass growing
season (March-October), and results will be valid
for 60 days, unless completed in September or
October; if completed in September or October,
results will be valid until resumption of the next
growing season. The qualified marine biologist
shall submit the results of the preconstruction
survey to the District and resource agencies within
30 days.

e  Within 30 days of completion of in-water
construction activities, a qualified marine biologist
retained by the project proponent and approved by
the District shall conduct a post-construction
eelgrass survey during the active eelgrass growing
season. The post-construction survey shall evaluate
potential eelgrass impacts associated with
construction. Upon completion of the post-
construction survey, the qualified marine biologist
shall submit the survey report to District and
resource agencies within 30 days.

e Atleast 2 years of annual post-construction
eelgrass surveys shall be conducted during the
active eelgrass growing season. The additional
annual surveys shall evaluate the potential for
operational impacts on eelgrass. Specifically, the
surveys shall be designed to evaluate potential
shading, vessels associated, and water circulation
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impacts noted in the project’s marine biological
assessment (Appendix E-1).

e Inthe event that impacts on eelgrass are detected,
the project proponent shall implement the
following:

o

A qualified marine biologist retained by the
project proponent and approved by the District
shall develop a mitigation plan for in-kind
mitigation. The qualified marine biologist shall
submit the mitigation plan to the District and
resource agencies within 60 days following the
post-construction survey.

Mitigation for eelgrass impacts shall be at a
ratio of 1.2:1 at the proposed mitigation site
identified at the decommissioned South Bay
Power Plant cooling water intake channel.
Mitigation shall commence within 135 days of
any noted impacts on eelgrass, such that
mitigation commences within the same
eelgrass growing season that impacts occur.
Upon completing mitigation, the qualified
biologist shall conduct mitigation performance
monitoring at performance milestones of 0, 12,
24, 36, 48, and 60 months. The qualified
biologist shall conduct all mitigation
monitoring during the active eelgrass growing
season and shall avoid the low growth season
(November-February). Performance standards
shall be in accordance with those prescribed in
the California Eelgrass Mitigation Policy
(Appendix E-5).

The qualified biologist shall submit the
monitoring reports and spatial data to the
District and resource agencies within 30 days
after the completion of each monitoring period.
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The monitoring reports shall include all of the
specific requirements identified in the
California Eelgrass Mitigation Policy (Appendix
E-5).

MM-BIO-7: Avoid or Mitigate Impacts on Eelgrass
Due to Anchored Barges, Boat Navigation, and
Propeller Wash. Tug and barge operators shall ensure
that anchored construction barges are located outside
of eelgrass beds. The preconstruction and post-
construction eelgrass surveys required under MM-BIO-
6 shall also identify and demarcate the distribution of
eelgrass to assist tug and barge operators and to assess
any impacts on eelgrass that may occur. Additionally,
tug boat operators shall be instructed that propeller
wash can damage eelgrass beds and the integrity of the
sediment cap at the adjacent Campbell Shipyard
Mitigation Cap Site. No anchoring (and other bottom-
disturbing activities) shall occur within eelgrass beds,
and propeller wash shall not be directed toward
eelgrass beds. If an unanticipated impact on eelgrass
occurs, this impact shall be mitigated by replacing the
eelgrass at a ratio of 1.2:1, as specified in the California
Eelgrass Mitigation Policy (Appendix E-5), and included
in the mitigation and monitoring plan identified under
MM-BIO-6.
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Impact-BIO-8: Potential Loss of PS MM-BIO-8: Implement Boater Education and Marina LS
Eelgrass Habitat Due to Increased Lease Requirements, and Install Navigation Aids
Boat Traffic, Marina Operations, and Demarcate Eelgrass Adjacent to the Marina.
and Increased Shade from Hotel Prior to operation of the proposed marina, the project
Operations. Operations associated proponent shall draft and implement marina lease
with both the landside and waterside requirements and a boater education program, and
portions of the proposed project have install navigation aids and a floating barrier to
the potential to affect eelgrass beds demarcate the eelgrass beds and create a visible barrier
due to increased boating traffic to better protect the eelgrass mitigation site from being
disturbing eelgrass beds, and shading affected by negligent boating.
of eelgrass habitat from overwater
structures and the hotel. This impact Implement MM-BIO-6, as described above, and MM-
would be potentially significant. HWQ-1, as described below under Hydrology and Water
Quality.
Substantial Implementation of the proposed LS No mitigation is required. LS
Adverse Effect project would not have a substantial
on Federally adverse effect on federally protected
Protected wetlands.
Wetlands as
Defined by
Section 404 of
the Clean Water
Act
Substantial Implementation of the proposed LS No mitigation is required. LS
Interference project would not substantially
with the interfere with the movement of fish or
Movement of other wildlife species. Moreover, it
any Native would not substantially impede the
Resident or use of native wildlife nursery habitat.
Migratory Fish
or Wildlife
Species
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Conflict with Implementation of the proposed LS No mitigation is required. LS
any Applicable project would not conflict any
Local Policies or applicable local policies or ordinances
Ordinances protecting biological resources, such
as a tree preservation policy or
ordinance or with the provisions of an
applicable adopted Habitat
Conservation Plan, Natural
Community Conservation Plan, or
other approved local, regional, or State
habitat conservation plan.
Cumulative Impacts
The proposed project’s incremental contribution to cumulative biological resource impacts would not be cumulatively considerable.
4.4 Cultural Resources
Project Impacts
Substantial Impact-CUL-1: Excavation Related PS MM-CUL-1: Archaeological Monitoring in Areas of LS
Adverse Change to the Proposed Project would Sensitivity. The project proponent shall retain a
in the Potentially Damage Significant qualified archaeologist(s) who meets the Secretary of
Significance ofa  Archaeological Resources. Portions the Interior’s Professional Qualifications Standards, as
Historical or of CA-SDI-15118H, a large historic promulgated in 36 Code of Federal Regulations 61. The
Archaeological period dump under the SDCC that may qualified archaeologist shall monitor all proposed
Resource as continue to the south into the project grading and excavating for the proposed project in the
Defined in site, have the potential to be archaeologically sensitive portion of the project site.
Section 15064.5 unearthed during excavation The sensitive portion of the project site, where it is
undertaken as part of the proposed possible that cultural materials associated with CA-SDI-
construction activities on the project 15118H exist, consists of the northeastern section
site. Impacts would be significant currently occupied by the paved parking lot along
without mitigation. Convention Way (Figure 4.4-4 of the Draft EIR). The
following measures shall only apply to the
archaeologically sensitive portion of the project site
during earthwork activities, including, but not limited
to, grading and excavation.
e The qualified archaeologist shall participate in a
preconstruction meeting to inform all personnel of
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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the potential for historical archaeological materials
to be encountered during ground-disturbing
activities.

If an isolated artifact or historic period deposit is
discovered that requires salvaging, the qualified
archaeologist shall have the authority to
temporarily halt construction activities within 100
feet of the find and shall be given sufficient time to
recover the item(s) and map its location with a
global positioning system (GPS) device.

If buried cultural materials are discovered that
require salvaging, the qualified archaeologist shall
be empowered to divert construction activities
away from the find, and be given sufficient time to
recover the item(s) and map its location with a GPS
device.

The qualified archaeologist shall treat recovered
items in accordance with current professional
standards by properly provenancing, cleaning,
analyzing, researching, reporting, and curating
them in a collection facility meeting the Secretary of
the Interior’s Standards, as promulgated in 36 CFR
79, such as the San Diego Archaeological Center.
Within 60 days after completion of the ground-
disturbing activity, the qualified archaeologist shall
prepare and submit a final report to the District’s
Development Services Department for review and
approval, which shall discuss the monitoring
program and its results, and provide
interpretations about the recovered materials,
noting to the extent feasible each item’s class,
material, function, and origin.

Directly or Impact-CUL-2: Potential to Disturb
Indirectly Buried Paleontological Resources.
Destroy a There is the potential to significantly

PS

MM-CUL-2: Paleontological Monitoring in Areas of
Sensitivity. To reduce potential impacts on
paleontological resources, all proposed grading and

LS
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Unique
Paleontological
Resource or Site
or Unique
Geologic
Feature

affect highly sensitive paleontological
resources due to excavation that
would extend 10 feet or more below
ground surface and would include the
movement of more than 1,000 cubic
yards of soil.

excavating to depths greater than 10 feet shall be

monitored by a qualified paleontologist(s), approved by

the District’s Development Services Department and
paid for by the project proponent. Specifically, the
project proponent and/or its construction supervisor
shall ensure the following measures are implemented.

e A qualified Paleontologist shall attend the
preconstruction meeting to consult with the
grading and excavation contractors concerning
excavation schedules, paleontological field
techniques, and safety issues. A qualified
Paleontologist is defined as an individual with a
M.S. or Ph.D. in paleontology or geology who is
familiar with paleontological procedures and
techniques, who is knowledgeable in the geology
and paleontology of San Diego County, and who has
worked as a paleontological mitigation project
supervisor in the County for at least 1 year.

e A paleontological monitor shall be on site on a full-
time basis during excavation and pile-driving
activities that occur 10 feet or more below ground
surface, to inspect exposures for contained fossils.
The paleontological monitor shall work under the
direction of the qualified Paleontologist. A
paleontological monitor is defined as an individual
selected by the qualified Paleontologist who has
experience in the collection and salvage of fossil
materials.

e Iffossils are discovered, the Paleontologist shall
recover them and temporarily direct, divert, or halt
grading to allow recovery of fossil remains in a
timely manner.

e Fossil remains collected during the monitoring and
salvage portion of the mitigation program shall be
cleaned, repaired, sorted, and catalogued.
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e Prepared fossils, along with copies of all pertinent
field notes, photos, and maps, shall be deposited (as
a donation) in a scientific institution with
permanent paleontological collections, such as the
San Diego Natural History Museum. Donation of the
fossils shall be accompanied by financial support
for initial specimen storage, paid for by the project
proponent.
e  Within 30 days after the completion of an
excavation and pile-driving activities, a final data
recovery report shall be completed by the qualified
Paleontologist that outlines the results of the
mitigation program. This report shall include
discussions of the methods used, stratigraphic
section(s) exposed, fossils collected, and
significance of recovered fossils.
Disturb any The proposed project would not result LS No mitigation required. LS
Human in the disturbance of human remains,
Remains, including those interred outside of
Including Those formal cemeteries.
Interred
Outside of
Formal
Cemeteries

Cumulative Impacts

The proposed project’s incremental contribution to archaeological resources, paleontological resources, and human remains would be less than

cumulatively considerable.

4.5 Geology and Soils

Project Impacts

Exacerbate the = Impact-GEO-1: Potential to PS MM-GEO-1: Demonstrate Compliance with LS

Potential of a: Exacerbate Conditions That Would Regulations, including CBC and City of San Diego

(I) Rupture ofa  Result in Liquefaction. There is the Municipal Code, by Preparing a Geotechnical

Known potential that construction activities Investigation Report. To reduce potential impacts

Earthquake could loosen soil compaction and related to soil hazards, the project proponent shall
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Fault; (1) change the existing geologic conduct a geotechnical investigation for the project
Strong Seismic conditions in a way that would prior to the completion of the final design of the project.
Ground increase the potential for liquefaction The geotechnical investigation shall be submitted to the
Shaking; (III) to occur. District and the City of San Diego and be approved by
Seismic-Related the City of San Diego. The project proponent shall be
Ground Failure, required to implement the recommendations identified
Including in the geotechnical report. The geotechnical report shall
Liquefaction; or be prepared in compliance with CBC regulations and
(IV) Landslides include the following:
e Site-specific geotechnical and fault evaluation.
e Suitability determination for construction within
soil hazard areas.
e Recommendations for design and construction
practices based on the suitability determination,
such as:
o Temporary shoring
o Supporting structures on pile foundations
o Measures to protect structures against
corrosion
o Ground improvement techniques, such as deep
soil mixing and compaction grouting
Result in Implementation of the proposed LS No mitigation is required. LS
Substantial Soil ~ project would not result in substantial
Erosion or the soil erosion or the loss of topsoil.
Loss of Topsoil
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Resultin On- or Impact-GEO-2: Potential to PS Implement MM-GEO-1, as described above. LS
Offsite Lateral Exacerbate Conditions That Would
Spreading, Result in Lateral Spreading or Soil
Subsidence, or Collapse. There is the potential that
Collapse construction activities could loosen

soil compaction and change the

existing geologic conditions in a way

that would increase the potential for

lateral spreading or soil collapse to

occur.
Located on Implementation of the proposed LS No mitigation is required. LS
Expansive Soil,  project would not exacerbate the
as Defined in potential for impacts associated with
Table 18-1-B of  expansive soils.
the Uniform
Building Code
(1994)
Involve Soils The proposed project does not feature NI No mitigation is required. NI
that Would Be the use of septic tanks or alternative
Incapable of wastewater disposal systems.
Adequately
Supporting the
Use of Septic
Tanks or
Alternative
Wastewater
Disposal
Systems

Cumulative Impacts

The proposed project’s incremental contribution to cumulative geology and soils impacts would not be cumulatively considerable.
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4.6 Greenhouse Gas Emissions and Climate Change
Project Impacts
Consistent with  Impact-GHG-1: Inconsistency with PS MM-GHG-1: Implement Diesel Emission-Reduction LS
Plans, Policies District Climate Action Plan and Measures During Project Construction. The project
and Regulatory ~ Only Partial Consistency with proponent shall implement the following measures
Programs Applicable GHG Reduction Plans, during project construction and, where specified below,
Policies, and Regulatory Programs shall submit reports to the District’s Development
through 2021. Project GHG emissions Services Department for its review and approval,
during combined project construction evidencing compliance.
and operational activities would be i.  The project proponent shall limit all equipment and
inconsistent with the CAP because the delivery truck idling times by shutting down
project would not meet the equipment when not in use and reducing the
performance benchmark for maximum idling time to less than 3 minutes. The
recreational boating (i.e., 42% project proponent shall install clear signage
reduction) and would only partially regarding the limitation on idling time at the
comply with plans, policies, and delivery driveway and loading areas and shall
regulatory programs outlined in the submit quarterly reports of violators to the District.
District’s CAP, the Scoping Plan, and This measure shall be enforced by the hotel and
other plans, policies, and regulatory marina supervisors, and repeat violators shall be
programs adopted by ARB for the subject to penalties pursuant to California airborne
purpose of reducing the emissions of toxics control measure 13 California Code of
GHGs. Regulations Section 2485. The project proponent
shall submit evidence of the use of diesel reduction
measures to the District’s Development Services
Department through annual reporting, with the
first report due 1 year from the date of project
completion.
ii. The project proponent shall verify that all
construction equipment is maintained and properly
tuned in accordance with manufacturers’
specifications. Prior to the commencement of
construction activities, using diesel-powered
vehicles or equipment, the project proponent shall
verify that all vehicles and equipment have been
checked by a certified mechanic and determined to
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be running in proper condition prior to admittance
into the delivery driveway and loading areas. The
project proponent shall submit a report by the
certified mechanic of the condition of the
construction and operations vehicles and
equipment to the District’s Development Services
Department prior to commencement of their use.

MM-GHG-2: Comply with San Diego Unified Port
District Climate Action Plan Measures. Effective
opening day, the project proponent shall implement the
following measures.

No commercial drive-through shall be
implemented.

Reduce indoor water consumption by 20% lower
than baseline buildings (defined by Leadership in
Energy and Environmental Design [LEED] as indoor
water use after meeting Energy Policy Act of 1992
fixture performance requirements) through use of
low-flow fixtures in all hotel room and common
area bathrooms.

Compliance with Assembly Bill 939 and the City of
San Diego’s Recycling Ordinance shall be
mandatory and shall include recycling at least 50%
of solid waste; compliance with the City of San
Diego’s Construction and Demolition Debris
Deposit Ordinance shall be mandatory and shall
include recycling at least 65% of all construction
and demolition debris. This measure shall be
applied during construction and operation of the
proposed project.

Use only fluorescent, Light-Emitting Diodes (LEDs),
Compact Fluorescent Lights (CFLs), or the most
energy-efficient lighting that meets required
lighting standards and is commercially available.
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This measure also requires replacement of existing
lighting on the project site if not already highly
energy efficient.

¢ Implement a parking management plan that
incentivizes transit, provides bike racks and a bike
share station, and provides shuttle programs to
reduce worker trips and parking demand, as
described in MM-TRA-8.

By December 31, 2029, the project proponent shall

implement and have operational the following measure.

e Install 29 electric car charging stations in the
parking garage.

MM-GHG-3: Implement Sustainability Features
during Project Operations. Prior to approval of the
final design plans, the project proponent shall list all
GHG-reducing measures and shall demonstrate in the
plans where these measures will be located. The
following shall be implemented by the project
proponent. A report shall be submitted to the District’s
Development Services Department evidencing
compliance. The project has registered its intent to
achieve certification under the Leadership in Energy
and Environmental Design (LEED) Green Building
Rating Systems with the Green Building Certification
Institute.
The project proponent has proposed various
sustainable design features equivalent to LEED v.3.0
Silver level. The following is a list of proposed
sustainability measures that will be required and
incorporated into the Coastal Development Permit for
the project.
e Incorporate indoor water-reduction measures,
including high-efficiency toilets, high-efficiency
urinals, low-flow faucets, and low-flow showers (as
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applicable) into the design of all hotel room and
common area bathrooms. The project shall achieve
a minimum 20% water reduction compared to
baseline buildings (defined by LEED as indoor
water use after meeting Energy Policy Act of 1992
fixture performance requirements).

e Install Energy Star rated appliances.

o Install a high-efficiency lighting system that takes
advantage of natural daylighting, augmented by
daylighting controls and occupancy sensors that
turn off the lights in unoccupied spaces.

e Install high-performance glazing with a low solar
heat gain coefficient value that reduces the amount
of solar heat allowed into the building, without
compromising natural illumination.

e Install a “Cool Roof” with an R value of 30 or better.

¢ Install sun shading devices as appropriate.

e Install a stormwater retention and filtration
system.

¢ Install low-water plantings and drip irrigation, and
minimize domestic water demand from the City
system for landscaping purposes.

¢ Implement onsite recycling.

e Install a high-performance chiller/heating plant.

e  Work with San Diego Gas & Electric’s “Savings by
Design” program during the design and
construction process and incorporate
recommended suggestions where feasible.

e Utilize low-volatile organic compound materials to
improve indoor air quality.

e Provide bicycle parking for 24 bicycles.

e Integrate light-colored paving at the rooftop plaza
and park area to minimize the heat island effect.
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e Provide education for hotel and marina guests and
visitors on sustainability and Bay conservation
using various media.

e Divert construction and demolition debris from
disposal in landfills and incineration facilities by
65%.

e Userecycled, regional, and/or rapidly renewable
materials where feasible.

e Provide preferential carpool spaces within the
proposed parking structure.

MM-GHG-4: Implement a Renewable Energy Project
on Site, on Tidelands, or Within Offsite Tidelands
Adjacent to Community or Member City, or
Purchase the Equivalent Greenhouse Gas Offsets
from a California Air Resources Board Approved
Registry or a Locally Approved Equivalent Program.
To reach the waterside performance standard for 2021,
the project proponent shall, in order of preference,
considering availability of structures and feasibility,
incorporate renewable energy (1) on the project site;
(2) within the District’s jurisdiction; or (3) within the
adjacent community or member city outside of the
District’s jurisdiction. These three options may be
combined with consideration to the preference
described above. If construction of renewable energy
projects does not satisfy the waterside performance
standards, the project proponent shall purchase
greenhouse gas reduction credits to achieve requisite

reductions to meet the 2021 waterside reduction target.

This requirement may include a micro-grid or similar
type of energy management system to help distribute
the loads and/or assist in energy storage. To meet the
2021 waterside reduction target, the renewable energy
project must offset 1,382 MTCO:e per year or 5,698
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megawatt-hours per year (MWh/year). The renewable
energy project shall be constructed and operational
prior to certificate of occupancy or the opening day for
the waterside improvements.
In the event greenhouse gas offsets are purchased,
these offsets must be from sources listed on the
American Carbon Registry and/or the Climate Action
Reserve (or any other such registry approved by the
ARB). The selected option or a combination must
achieve a total annual reduction of 1,382 MTCOze,
which would amount to 12,435 MTCOze over 9 years
(between 2021 and 2030).
Parallel the Impact-GHG-2: GHG Emissions in PS Implement MM-GHG-1 through MM-GHG-4, as SU
State’s Overall Excess of Post-2020 Targets for described above.
Reduction Landside Uses and Recreational
Targets Boating. Project GHG emissions MM-GHG-5: Implement a Renewable Energy Project
Identified in SB during combined project construction on Site, on Tidelands, or Within Offsite Tidelands
32 and EO S-03-  and operational activities would not Adjacent to Community or Member City, or
05 and meet the landside efficiency target in Purchase the Equivalent Greenhouse Gas Offsets
Compliance 2030 and 2050, and would not meet from a California Air Resources Board Approved
with Plans, the performance standard for Registry or a Locally Approved Equivalent Program.
Policies, and recreational boating in both 2030 and To reach the landside and waterside reduction target
Regulatory 2050. Additionally, the proposed for 2030 the project proponent shall, in order of
Programs project would not comply with plans, preference, considering availability of structures and
Adopted by ARB  policies, and regulatory programs feasibility, incorporate renewable energy (1) on the
or Other outlined in the Draft 2017 Scoping project site; (2) within the District’s jurisdiction; or (3)
California Plan Update because emissions are not within the adjacent community or member city outside
Agencies for sufficiently reduced to meet statewide of the District’s jurisdiction These three options may be
Post-2020 targets. combined with consideration to the preference
described above. If construction of renewable energy
projects does not satisfy the waterside performance
standards, the project proponent shall purchase
greenhouse gas reduction credits to achieve requisite
reductions to meet the 2030 waterside reduction target.
This requirement may include a micro-grid or similar
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type of energy management system to help distribute
the loads and/or assist in energy storage. To meet the
2030 landside and waterside reduction target, the
renewable energy project must offset an additional
3,418 MTCOze per year. The renewable energy project
shall be submitted to the District’s Development
Services Department no later than January 1, 2028,
shall consider the latest advancements in energy
technology and future regulatory requirements, and
must be operational by January 1, 2030. In the event
greenhouse gas offsets are purchased, these offsets
must be from sources listed on the American Carbon
Registry and/or the Climate Action Reserve (or any
other such registry approved by the California Air
Resources Board). The selected option or a combination
must achieve a total annual reduction of 3,418 MTCOze
per year or 15,317 megawatt-hours per year
(MWh/year), which would amount to 68,367 MTCOze
over 20 years (between 2030 and 2050).

To meet the 2050 landside and waterside reduction
targets, the renewable energy project must offset
11,935 MTCOze per year or 53,478 MWh/year. The
renewable energy project may be submitted to the
District’s Development Services Department as late as
January 1, 2048 (but no later) in order to consider the
latest advancements in energy technology and future
regulatory requirements, but may be submitted sooner
and must be operational by January 1, 2050. In the
event greenhouse gas offsets are purchased, these
offsets must be from sources listed on the American
Carbon Registry and/or the Climate Action Reserve (or
any other such registry approved by the California Air
Resources Board). The selected option or a combination
must achieve a total annual reduction of 4,447 MTCOze
for waterside uses and 7,489 MTCO:e for landside uses,
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which would amount to 441,604 MTCO:ze over 37 years
(between 2050 and the end of the lease, 2087).
Exacerbate any = Implementation of the proposed LS No mitigation is required. However, as discussed in LS
Existingand/or  project would not exacerbate any Section 4.9, Land Use and Planning, MM-LU-1 is
Projected existing and/or projected damage to required to ensure consistency with the CCA by
Damage to the the environment, including existing improving the project site’s potential to avoid damage
Environment structures and sensitive resources, from SLR by implementing specific measures through
Including Sea due to predicted climate change smart planning to protect coastal resources into the
Level Rise effects, particularly SLR. foreseeable future.
Cumulative Impacts
Consistent with  Impact-C-GHG-1: Inconsistency with PS Implement MM-GHG-1, MM-GHG-2, MM-GHG-3, and LS
Plans, Policies District Climate Action Plan and MM-GHG-4, as described above.
and Regulatory =~ Only Partial Consistency with
Programs Applicable GHG Reduction Plans,
Policies, and Regulatory Programs
through 2021. Project GHG emissions
during combined project construction
and operational activities would be
inconsistent with the CAP because the
project would not meet the
performance benchmark for
recreational boating (i.e., 42%
reduction) and would only partially
comply with plans, policies, and
regulatory programs outlined in the
District’s CAP, the Scoping Plan, and
other plans, policies, and regulatory
programs adopted by ARB for the
purpose of reducing the emissions of
GHGs.
Parallel the Impact-C-GHG-2: GHG Emissions in PS Implement MM-GHG-1, MM-GHG-2, MM-GHG-3, MM- SU
State’s Overall Excess of Post-2020 Targets for GHG-4, and MM-GHG-5, as described above.
Reduction Landside Uses and Recreational
Targets Boating. Project GHG emissions
Identified in SB during combined project construction
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32 and EO S-03- and operational activities would not
05 and meet the landside efficiency target in
Compliance 2030 and 2050, and would not meet
with Plans, the performance benchmark for
Policies, and recreational boating in both 2030 and
Regulatory 2050. Additionally, the proposed
Programs project would not comply with plans,
Adopted by ARB policies, and regulatory programs
or Other outlined in the Draft 2017 Scoping
California Plan Update because emissions are not
Agencies for sufficiently reduced to meet statewide
Post-2020 targets.
4.7 Hazards and Hazardous Materials
Project Impacts
Routine Implementation of the proposed LS No mitigation is required. LS
Transport, Use,  project would not create a significant
or Disposal of hazard to the public or the
Hazardous environment through the routine
Materials transport, use, or disposal of

hazardous materials.
Release of Impact-HAZ-1: Landside Soil PS MM-HAZ-1: Prepare and Implement a Soil and LS
Hazardous Contamination. The historical Groundwater Management Plan. Prior to the
Materials into information reviewed for this analysis District’s approval of the project’s landside working
the indicates that the project site has a drawings, the project proponent shall retain a licensed
Environment history of handling, disposal, and Professional Geologist, Professional Engineering

releases of hazardous materials. Geologist, or Professional Engineer with experience in

Therefore, contaminated soils may be contaminated site redevelopment and restoration, to

encountered during construction prepare and submit a Soil and Groundwater

activities, which could potentially Management Plan to the District's Development

result in a release of hazardous Services Department for review and approval. After the

materials and exacerbate the existing District’s review and approval, the project proponent

hazardous conditions; impacts would shall implement the Soil and Groundwater Management

be significant. Plan. The Soil and Groundwater Management Plan shall

include the following:
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A Landside Site Contamination Characterization
Report (Landside Characterization Report)
delineating, throughout the landside project
construction area, the vertical and lateral extent
and concentration of landside residual
contamination from the site’s past use including,
but not limited to, past use of the site as a fuel
facility, municipal burn dump, and manufactured
gas plant waste disposal area. The Landside
Characterization Report shall include compilation
of data based on historical records review and from
prior reports and investigations and, where data
gaps are found, include new soil and groundwater
sampling to characterize the existing vertical and
lateral extent and concentration of landside
residual contamination. The project applicant also
shall enroll in the Voluntary Assistance Program
with the County of San Diego Department of
Environmental Health and shall submit the results
of the Landside Characterization Report to
Department of Environmental Health staff for
regulatory concurrence of results.

A Soil and Groundwater Testing and Profiling Plan
(Testing and Profiling Plan) for those materials that
will be disposed of during construction. Testing
shall occur for all potential contaminants of
concern, including CA Title 22 metals, PAHs,
volatile organic compounds, pesticides, PCBs, semi-
volatile organic compounds, hydrocarbons, or any
other potential contaminants. The Testing and
Profiling Plan shall document compliance with CA
Title 22 for proper identification and segregation of
hazardous and solid waste as needed for
acceptance at a CA Title 22-compliant offsite
disposal facility. All excavation activities shall be
actively monitored by a Registered Environmental
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Assessor for the potential presence of
contaminated soils and for compliance with the Soil
and Groundwater Sediment Testing and Profiling
Plan.

e A Soil and Groundwater Disposal Plan (Disposal
Plan), which shall describe the process for
excavation, stockpiling, dewatering, treating, and
loading and hauling of soil and groundwater from
the site. This plan shall be prepared in accordance
with the Testing and Profiling Plan (i.e., in
accordance with CA Title 22 and DOT Title 40 CFR
Part 263, CAC Title 27), and current industry best
practices for the prevention of cross contamination,
spills, or releases, such as segregation into separate
piles for waste profile analysis based on organic
vapor, and visual and odor monitoring.

e A Site Worker Health and Safety Plan (Safety Plan)
to ensure compliance with 29 CFR Part 120,
Hazardous Waste Operations and Emergency
Response regulations for site workers at
uncontrolled hazardous waste sites. The Safety Plan
shall be based on the Landside Characterization
Report and the planned site construction activity to
ensure that site workers potentially exposed to site
contamination in soil and groundwater are trained,
equipped, and monitored during site activity. The
training, equipment, and monitoring activities shall
ensure that workers are not exposed to
contaminants above personnel exposure limits
established by Table Z, 29 CFR Part 1910.1000. The
Safety Plan shall be signed by and implemented
under the oversight of a California State Certified
Industrial Hygienist.

MM-HAZ-2: Prepare and Submit a Monitoring and
Reporting Program. During and upon completion of
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landside construction, the project proponent shall
prepare a Monitoring and Reporting Program and
submit it to the District’s Development Services
Department for review and approval. The Monitoring
and Reporting Program shall document implementation
of the Soil and Groundwater Management Plan,
including the Testing and Profiling Plan, Disposal Plan,
and Safety Plan, as required by MM-HAZ-1. The
Monitoring and Reporting Program shall include the
project proponent’s submittal of monthly reports
(starting with the first ground disturbance activities
and ending at the completion of ground disturbance
activities) to the District’s Development Services
Department, signed and certified by the licensed
Professional Geologist, Professional Engineering
Geologist, or Professional Engineer, as applicable,
documenting compliance with the provisions of these
and plans and the overall Soil and Groundwater
Management Plan.

MM-HAZ-3: Prepare and Submit a Project Closeout
Report. Within 30 days of completion of landside
construction, the project proponent shall prepare a
Project Closeout Report and submit it to the District’s
Development Services Department for review and
approval. The Project Closeout Report shall summarize
all environmental activity at the site and document
implementation of the Soil and Groundwater
Management Plan, as required by MM-HAZ-1, and the
Monitoring and Reporting Program, as required by MM-
HAZ-2.

MM-HAZ-4: Develop and Implement a Site-Specific
Community Health and Safety Program. Prior to the
District’s approval of the project’s landside working
drawings, the project proponent shall develop a site-
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specific Community Health and Safety Program
(Program) that addresses the chemical constituents of
concern for the project site. The guidelines of the
Program shall be in accordance with the County of San
Diego Department of Environmental Health's Site
Assessment and Mitigation Manual (2009) and EPA’s
SW-846 Manual (1986). The Program shall include
detailed plans on environmental and personal air
monitoring, dust control, and other appropriate
construction means and methods to minimize the
public’s exposure to the chemical constituents of
concern. The Program shall be reviewed, approved, and
monitored for compliance by the District. After the
District’s approval, the project proponent shall
implement the Program. The contractor shall utilize a
Certified Industrial Hygienist with significant
experience with chemicals of concern on the project site
to actively monitor compliance with the Program and
ensure its proper implementation during project
construction activities.
Impact-HAZ-2: Waterside Sediment PS MM-HAZ-5: Avoidance of the Engineered Cap. During SU
Contamination and Damage to the construction of the marina expansion, the project
Cap. Historical information and proponent shall avoid disturbance of the engineered
monitoring reports compiled from cap and installation of all piles for the marina expansion
previous site assessments and shall occur outside of the engineered cap.
database searches indicate that it is
reasonably foreseeable that MM-HAZ-6: Conduct Sediment Sampling and
contaminated sediments may be Implement Measures to Mitigate Potential Cross-
encountered during construction Contamination of Marine Sediment from Pile
activities within the marina portion of Driving and In-Water Construction. Prior to the
the project site. As such, construction District’s approval of the project’s in-water working
activities that disturb the sediment drawings, the project proponent shall retain a licensed
would potentially result in a release of Professional Engineer with substantial experience (i.e.,
hazardous materials and create a more than 5 years) in marine sediment contamination,
potentially significant hazard within sediment sampling, and contamination remediation to
the environment by bringing and
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releasing subsurface sediment perform all sediment sampling and analysis required by
contaminants to the surface of the Bay the Sampling and Analysis Plan (SAP) and Marine
floor or exacerbating the existing Sediment Contamination Characterization Report
hazardous conditions by spreading (Sediment Characterization Report)—both of which are
contaminated sediment. In addition, discussed in detail within this mitigation measure.
installation of piles for the marina The results of all sediment sampling shall be
could damage the existing cap during documented in a report and submitted to the District
construction of the marina expansion prior to any project development-related marine-side
if piles or construction equipment sediment-disturbing activities. If remediation is
were placed on the cap. Disruption of required, the remediation shall be conducted with
contaminated sediment and/or the oversight from the appropriate local, State, or federal
cap would also violate Order No. R9- regulatory agency. In addition, documentation
2004-0295 and would be considered a evidencing the remediation work and completion
significant impact. thereof shall be submitted to the District. The project
proponent shall monitor the remediation for its
effectiveness for a period of time consistent with
guidance from the regulatory agency with jurisdiction,
but for no less than 1 year. A monitoring report shall be
submitted to the District and the RWQCB for their
review on a monthly basis, or at a frequency
determined appropriate by relevant agencies having
jurisdiction over the remediation. Additional details of
this mitigation measure are provided below.
The project proponent and the professionally licensed
Professional Engineer retained by the project
proponent shall complete the following requirements,
which shall be reviewed and approved by the District’s
Development Services Department, the RWQCB, and
any other appropriate regulatory agencies.
o Develop a SAP and perform sediment sampling in
area(s) of potential disturbance for in-water
construction activities that are located outside of
the engineered cap. Sampling shall be conducted in
accordance with the Water Quality Control Plan for
Enclosed Bays and Estuaries Plan (August 2009).
Specifically, the samples shall include analysis of
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(1) grain size analysis, (2) physical parameters, (3)
total organic carbon, (4) Target Analyte List metals,
(5) pesticides, (6) PAHs, (7) total PCBs (all 209
individual PCB congeners), as analyzed and
reported by EPA Method 1668, and (8) total
polychlorinated terphenyls. The sampling area shall
encompass the waterside project footprint and
sample locations shall be representative of areas of
potential project disturbance. Areas of potential
disturbance include, but are not limited to,
proposed pile locations for the marina expansion;
the locations of construction equipment, including
without limitation to the location of any proposed
spudding or other anchoring systems that will be
utilized during construction of the marina
expansion; potential deposition areas within the
proposed silt curtain footprint; and any other areas
where the Bay floor will be disturbed.

Prepare a Sediment Characterization Report
delineating the vertical and lateral extent and
concentration of the project site’s sediment
contamination outside the engineered cap
(Sediment Characterization). The Sediment
Characterization Report shall be based on the
sediment sampling results and shall rely on the
Effects Range - Low (ER-L) and Effects Range -
Median (ER-M) guideline values of the National
Oceanic and Atmospheric Administration’s
Sediment Quality Guidelines (1999) as the basis for
characterizing the sediment. The project proponent
shall disclose the results of the Sediment
Characterization Report to the RWQCB and the
District (and any other appropriate regulatory
agencies), and consult with the RWQCB on the
contamination characterization of the sediment.
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If contaminated sediment is identified in the
Sediment Characterization Report, the project
proponent shall prepare a Contaminated Sediment
Management Plan (Sediment Management Plan) for
the District’s, RWQCB’s, and any other appropriate
regulatory agencies’ review and approval, if
applicable. Once approved, the Sediment
Management Plan shall be implemented by the
project proponent subject to oversight by the
District, RWQCB, and any other appropriate
regulatory agencies, if applicable. The Sediment
Management Plan shall describe in detail the
methods to be employed to prevent waterside
construction activity from adversely affecting or
exposing the contaminated sediment outside the
engineered cap as identified in the Sediment
Characterization Report and the monitoring that
will occur post-construction, including, at a
minimum:
o Pile Construction Options. Piles shall be
constructed using:
(1) Impact Hammer Pile Driving. At the
conclusion of the pile driving, the project
applicant shall conduct sediment sampling of
representative areas of potential disturbance
near the location of piles consistent with the
sampling approach set forth in the SAP, above.
If the sediment samples show concentrations of
sediment contamination above the Sediment
Characterization, the project proponent shall
delineate the extent of cross-contamination and
propose remediation approaches (subject to
approval by the District and any other agencies
with jurisdiction over site contamination) that
may include, but are not limited to, dredging,
placement of sand cover, or Enhanced
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Monitored Natural Recovery (EMNR) sand
containing active carbon. The results of the
sampling and remediation approaches shall be
documented in a report to be reviewed and
approved by the District, RWQCB, and any
other appropriate regulatory agencies.

OR

(2) Internal Jetting. This method includes a jet
pipe running the length of the pile where the
water exits at a small-diameter port at the
bottom of the pile and a high-pressure water
line is attached near the top tip of the pile. The
high-pressure water shall reduce the skin
friction between the pile and the marine
sediments and avoid the creation of a large hole
and a significant amount of turbidity. Turbidity
curtains shall completely surround each pile
from the top of the pile to the Bay floor and be
placed no more than 2 feet from the pile. At the
conclusion of the internal jetting, the project
proponent shall conduct sediment sampling of
representative areas of potential disturbance
near the locations of the piles, consistent with
the sampling approach set forth in the SAP,
above. If the sediment samples show
concentrations of sediment contamination
above the Sediment Characterization, the
project proponent shall delineate the extent of
cross-contamination and propose remediation
approaches (subject to approval by the District
and any other agencies with jurisdiction over
site contamination) that may include, but are
not limited to, dredging, placement of sand
cover, or EMNR sand containing active carbon.
The results of the sampling and remediation
approaches shall be documented in a report to
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be reviewed and approved by the District,
RWQCB, and any other appropriate regulatory
agencies.

Spudding. If spuds are used, then when lifted
during in-water construction, they shall be
lifted slowly at least a quarter of the speed they
are lifted during normal operation of spuds.
Before the spud reaches the subsurface of the
Bay floor during deployment, the operator shall
pause the spud lift for 1- to 2-minute intervals
to reduce the disturbance of Bay sediment. At
the conclusion of the marina construction, the
project proponent shall conduct sediment
sampling of representative areas of potential
disturbance from spudding and other
construction activities that may have disturbed
the Bay floor within the project footprint,
consistent with the sampling approach set
forth in the SAP, above. If the sediment samples
show concentrations of sediment
contamination above the Sediment
Characterization, the project proponent shall
delineate the extent of cross-contamination
and propose remediation approaches (subject
to approval by the District and any other
agencies with jurisdiction over site
contamination) that may include, but are not
limited to, dredging, placement of sand cover,
or EMNR sand containing active carbon. The
results of the sampling and remediation
approaches shall be documented in a report to
be reviewed and approved by the District,
RWQCB, and any other appropriate regulatory
agencies.
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MM-HAZ-7: Compliance with Federal and State
Permits: No Impedance of Investigative Order No.
R9-2017-0081. Prior to in-water construction, the
project proponent shall obtain all federal and state
permits required for in-water construction activities
and demonstrate to the District compliance with all
permit conditions during in-water construction. In
addition, the project proponent shall not impede the
District’s compliance with Investigative Order No. R9-
2017-0081 as it pertains to the project site.
Emit Hazardous Implementation of the proposed NI No mitigation is required. NI
Emissions or project would not emit hazardous
Handle emissions or handle hazardous or
Hazardous or acutely hazardous materials,
Acutely substances, or waste within one-
Hazardous quarter mile of an existing or
Materials, proposed school.
Substances, or
Waste within
One-Quarter
Mile of an
Existing or
Proposed
School
Be Located ona  Impact-HAZ-1, as described above. PS Implement MM-HAZ-1 through MM-HAZ-4 as LS
Site that Is described above.
Ir_’CIUded ona Impact-HAZ-2, as described above. PS Implement MM-HAZ-5 through MM-HAZ-7 as SU
List of described above.
Hazardous
Materials Sites
Compiled
Pursuant to
Government
Code Section
65962.5
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Be Located Impact-HAZ-3: Exacerbate an PS MM-HAZ-8: Obtain ALUC and FAA Formal Review LS
within an Existing Safety Hazard for People and Determination. Prior to initiation of project
Airport Land Residing or Working within the construction, the project proponent shall obtain FAA
Use Plan or, Vicinity of the Project Site. Because approval and ALUC review and determination for
Where Such a the project site is located within an construction equipment and operational structures.
Plan Has Not airport land use plan, the proposed
Been Adopted, project could affect the safe and
Be Within Two efficient utilization of the navigable
Miles of a Public  airspace by aircraft or the operation of
Airport or air navigation facilities due to the
Public Use height of construction and operational
Airport equipment and structures. This could
result in a safety hazard for people
residing or working within the vicinity
of the project site.
Be Located The proposed project would not be NI No mitigation is required. NI
Within the located within the vicinity of a private
Vicinity of a airstrip, and, as a result, would not
Private Airstrip  exacerbate an existing safety hazard
for people residing or working within
the vicinity of the project area.
Interfere with Implementation of the proposed LS No mitigation is required. LS
an Adopted project would not impair
Emergency implementation of or physically
Response Plan interfere with an adopted emergency
or Emergency response plan or emergency
Evacuation Plan evacuation plan.
Expose People Implementation of the proposed NI No mitigation is required. NI
or Structures to  project would not expose people or
a Significant structures to a significant risk of loss,
Risk of Loss, injury, or death involving wildland
Injury, or Death fires, including where wildlands are
Involving adjacent to urbanized areas or where
Wildland Fires residences are intermixed with
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report S-75 ICF 518.16



San Diego Unified Port District Executive Summary

Significance Significance
Before After
Issue Impact Mitigation  Mitigation Measure(s) Mitigation

wildlands by exacerbating the existing
hazardous conditions.

Cumulative Impacts

The proposed project’s incremental contribution to hazard and hazardous materials impacts would not be cumulatively considerable.
4.8 Hydrology and Water Quality
Project Impacts

Violate any Impact-HWQ-1: Potential to Violate PS MM-HWQ-1: Marina Best Management Practice Plan LS
Water Quality Water Quality Standards or Waste and Copper Reduction Measures. To reduce potential
Standards Discharge Requirements for the impacts on water quality, the project proponent shall
Waterside Improvements. Expanded prepare a Marina Best Management Practice Plan that
marina operations and boater shall be reviewed and approved by the District
activities have the potential to specifically identifying best management practices that
significantly impair water quality in will be used within the Marina to (1) minimize the
the long term. pollutant load of runoff, including measures to prevent,

eliminate, and/or otherwise effectively protect water

quality of the Bay and (2) reduce inputs of total and

dissolved copper resulting from increased berthing of
boats. The Marina Best Management Practice Plan and

Copper Reduction Measures shall be reviewed and

approved by the District prior to the opening of marina

operations. The Marina Operator shall be responsible
for implementation and maintenance of the Marina Best

Management Practice Plan and Copper Reduction

Measures. At a minimum, the Marina Best Management

Practice Plan shall include, but not be limited to, the

following:

e Use of educational materials to be provided to boat
owners and their crews that specify types of
activities that shall be avoided or types of BMPs
that shall be implemented in order to protect water
quality, such as emptying of septic tanks and
refueling only at approved locations, respectively.
Recommendations to reduce oil leaks, include
conducting periodic maintenance of all fuel lines,
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hoses, and gaskets; putting an oil-absorbent pad in
the bilge; and installing a filtration system to
remove oil from bilge water.

Docking agreements containing specific use
restrictions to prevent degradation of water
quality, such as restricting boat repairs and
cleaning operations within the marina. These
specific use restrictions shall be similar to the
recommendations from the San Diego Bay Boaters
Guide (District 2006) and the California State Parks
Division of Boating and Waterways and the
California Coastal Commission Boating Clean and
Green Program (California DBW 2017), both of
which promote environmentally sound boating
practices to marine business and boaters in
California.

Implementation of an incentive structure within the
docking agreements’ rent rates for occupants with
non-copper hull paint boats.

Identification of copper-free zones within the
innermost portions of the marina, or limitation of
copper hull paint boats to only well-flushed zones
of the marina.

Hull bottom scraping and the use of toxic
detergents to clean vessels would be prohibited,
and no overwater repairs would be allowed.
Implementation and monitoring of the District-
adopted in-water hull cleaning regulations.
Ordinance No. 2681 requires the use of BMPs for
businesses doing in-water hull cleaning. The In-
Water Hull Cleaning Permit is a Bay-wide permit to
reduce or eliminate copper pollution caused by in-
water hull cleaning activities.

Limitations on in-slip hull cleaning (restrict or limit
number of cleanings per year).
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e No fueling on site.

MM-HWQ-2: Water Quality Sampling for Total and

Dissolved Copper. Prior to the commencement of

marina development, the project proponent shall

conduct water quality sampling to develop an updated
baseline for total and dissolved copper as follows:

e Develop a sampling and analysis plan that will be
reviewed and approved by the District prior to
sampling. The plan shall identify a minimum of
three points, denoting edges and midpoint of
marina footprint.

e Sample for total and dissolved copper. The project
proponent shall use an Environmental Laboratory
Accreditation Program (ELAP)-certified laboratory
for all analytical testing.

e Compare dissolved copper levels to Basin Plan
water quality objectives.

e The project proponent shall submit the baseline
monitoring report to the District for its review and
approval.

The project proponent shall conduct ongoing water

quality monitoring and testing for total and dissolved

copper, following the process outlined above for the
updated baseline sampling, over the course of marina
development/occupancy at the following frequency for
each phase of marina development:

e After 50% occupancy,

e  After 75% occupancy, and

e  After full occupancy (95% slips under rental
agreements).

Reports of all monitoring and testing results shall be

prepared and paid for by the project proponent and

submitted to the District’s Development Services

Department for review and approval within 30 days

after the occupancy milestones identified above.
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If at any time during monitoring the water quality
equals or exceeds or the Basin Plan water quality
objectives and comparison with the updated baseline
indicates that the exceedance is a result of the proposed
project, the project proponent shall immediately notify
the District’s Development Services Department and
shall immediately cease further development and/or
occupancy until additional BMPs addressing the issue
are employed and reduce the copper levels.

Water quality testing shall occur every year following
full occupancy of the marina or until the marina is fully
occupied by non-copper hulled boats. The project
proponent shall prepare written reports of the water
quality testing results annually and submit the reports
to the District’s Development Services Department for
review and approval within 30 days after the end of
each calendar year. Any exceedance attributed to the
proposed project (based on a comparison with the
updated baseline assessment) shall require additional
BMPs if determined necessary to reduce total and
dissolved copper to below the Basin Plan water quality
objectives.

Deplete Implementation of the proposed LS No mitigation is required. LS
Groundwater project would not substantially
Supplies deplete groundwater supplies or

interfere substantially with

groundwater recharge such that there

would be a net deficit in aquifer

volume or a lowering of the local

groundwater table level.
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Alter the Implementation of the proposed LS No mitigation is required. LS
Existing project would not substantially alter
Drainage the existing drainage pattern of the
Pattern of the site or area, including through the
Site or Area alteration of the course of a stream or
river, or substantially increase the rate
or amount of surface runoffin a
manner that would result in: (1)
substantial erosion or siltation on or
off site; or (2) flooding on or off site.
Create or Impact-HWQ-2: Potential to Provide PS MM-HWQ-3: Marina Design Measures to Promote LS
Contribute Substantial Additional Sources of Tidal Flushing. To reduce potential impacts on water
Runoff Water Polluted Runoff for the Waterside quality, prior to the commencement of any construction
Improvements. The proposed marina of the marina, the project proponent shall design the
expansion and breakwater have the marina so that structures do not significantly restrict
potential to significantly impair water the natural circulation of water caused by tidal action.
quality in the long term. The proposed e The expanded marina shall be designed to promote
marina expansion and breakwater water circulation within the basin. The degree of
could reduce tidal flushing and flushing necessary to maintain water quality in a
prevent pollutants or excess nutrients marina shall be balanced with safety, vessel
from being carried out to sea. protection, and sedimentation.
e  Flushing rates shall be maximized by proper design
of the marina entrance channel and basin.
e Prior to marina construction, a qualified engineer
shall conduct a marina flushing analysis using an
applicable tidal or hydrodynamic model to
determine if sufficient flushing is provided by the
proposed design or if forced flushing is necessary to
enhance the flushing rate of the marina to meet
Basin Plan water quality objectives. The engineer
shall provide recommendations for forced flushing
if determined necessary. The analysis
methodologies and results shall be reviewed and
approved by the District prior to marina
construction.
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Place Housing Implementation of the proposed LS No mitigation is required. LS
within a 100- project would not place housing
Year Flood within a 100-year flood hazard area
Hazard Area such that the existing environment is

substantially affected.
100-Year Flood Implementation of the proposed LS No mitigation is required. LS
Hazard Area project would not place within a 100-

year flood hazard area structures that

would impede or redirect flood flows.
Risk of Loss, Implementation of the proposed LS No mitigation is required. LS
Injury, or Death  project would not expose people or
Involving structures to a significant risk of loss,
Flooding, injury, or death involving flooding.
Including
Flooding as a
Result of the
Failure of a
Levee or Dam
Contribute to Implementation of the proposed LS No mitigation is required. LS
Inundation by project would not result in inundation
Seiche, by seiche or tsunami.
Tsunami, or
Mudflow

Cumulative Impacts

The proposed project’s incremental contribution to cumulative hydrology and water quality impacts would not be cumulatively considerable.

4.9 Land Use and Planning
Project Impact
Physically Implementation of the proposed LS No mitigation is required. LS
Divide an project would not physically divide an
Established established community.
Community
Conflict withan Impact LU-1: Potential PS Implement MM-AES-4, as described above under LS
Applicable Land Inconsistency with the PMP Due to Aesthetics and Visual Resources.
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Use Plan, Policy, Displacement of Five Designated
or Regulation of Vista Areas. Implementation of the
an Agency with  proposed project would result in the
Jurisdiction displacement of five vista areas that
Over the Project are currently designated at the project
(Including but site in the PMP, which would be
not Limited to, inconsistent with the PMP.
the General Impact-LU-2: Potential for PS Implement MM-PS-1, as described below under Public LS
Plan, Specific Insufficient Wayfinding and Services and Recreation, and MM-AES-2, as described
Plan, Local Accessibility Signage to Inform above under Aesthetics and Visual Resources.
Coastal Public that Public Plaza and Park
Program, or Areas Are Available for Public Use
Zoning and Enjoyment Related to Impact-
Ordinance) PS-3. As analyzed in Section 4.11,
Adopted forthe  pypric Services and Recreation, the
Purpose of proposed project would result in a
Avoiding or significant impact if public access is
Mitigating an limited within public plaza and park
Environmental  5rea5 for a long period of time or if
Effect there is no wayfinding signage to
inform the public that the recreational
areas are available.
Impact-LU-3: Potential PS MM-LU-1: Smart Design Decisions, Future LS
Inconsistency with the California Adaptation Strategies, and Operational Strategies.
Coastal Act’s Requirement to To reduce potential impacts related to bulkhead
Minimize Coastal Hazards through overtopping in mid-century during extreme storms, the
Planning and Development, project proponent shall implement the following into
Resulting in a Physical Impact on building design and construction, and during operation.
the Environment. Based on the best Prior to the issuance of building permits for the project,
available science, the proposed project the project applicant shall submit design plans and
would place people or structures at operational strategies to the District’s Development
risk due to SLR effects over the latter Services Department for its review and approval.
portion of the project’s life, which Smart Design Decisions - to be incorporated into building
would not minimize coastal hazards design and as part of construction:
(i.e., SLR) and the effect on future
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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amenities and facilities within the
Coastal Zone. Therefore, if not
mitigated, the proposed project would
be inconsistent with the CCA.

Place mechanical and electrical equipment at least
2 feet above the design flood elevation to reduce
risk of flood damage. If equipment must be placed
in lower areas, elevate base or ensure assets are
composed of flood damage-resistant materials.
Design water supply, sanitary sewage, and
stormwater systems to minimize or eliminate
infiltration of flood waters into systems and vice
versa. For example, this may include installing
backwater valves at building connections or at
outfalls, increasing outfall elevations when
replacing them, installing forced mains, or
increasing pump capacity.

Ensure that all building exterior walls are
composed of materials that have an impermeable
and waterproof membrane.

Future Adaptation Strategies - to be incorporated into
building design and as part of construction:

Ensure that building foundations are capable of
supporting future flood walls or temporary flood
barriers.

Design building openings (e.g., doors, windows,
utility penetrations) to be capable of future
retrofitting to make them watertight and resistant
to flood loads.

If replacing or constructing additional bulkheads,
design key structural elements to allow future
increases in the elevation of the bulkhead crest.
Contribute a “fair share” payment in an amount to
be determined by the District for the cost of
construction of future bulkhead improvements that
would offer direct flood mitigation benefits to the
project site.
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Operational Strategies - to be implemented during
operation and updated every 5 years using the best
available science:

Establish an early warning system to monitor the
risk of flooding. An early warning system should
consist of:

o Protocols for obtaining information on local
weather alerts, and established levels at which
additional action (e.g., sandbagging) will be
taken.

o Protocols for monitoring water levels at nearby
storm gauges prior to the storm arrival, and
regularly checking the water levels along the
project bulkhead as the storm progresses.

Establish emergency evacuation procedures for

people to relocate to higher ground on short notice.

Obtain or execute on-call contracts for backup

power generators for critical functions, such as the

operation of one elevator and emergency lighting
systems. Also obtain or execute on-call contracts for
portable pumps, and ensure that there is sufficient
fuel to operate these. Establish protocols for
operating said generators and pumps during storm
events or other such events.

Before a storm that is forecasted to overtop the

bulkheads, deploy sandbags or inflatable barriers.

Over time, monitor and track the rainfall amounts

and storm projections that result in localized

flooding and update the deployment protocol to
account for this experience.

Before a storm that is forecasted to result in

localized flooding, test emergency power sources

and pumps and ensure that there is sufficient fuel
to run these, and inspect building exterior to ensure
that there are no penetrations that lack flood
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proofing. If cracks or leaks are identified, seal them
or temporarily cover with a flood-proof material, to
the extent feasible, prior to the storm. Over time,
monitor and track the rainfall amounts and storm
projections that result in localized flooding and
update the deployment protocol to account for this
experience.

e Restrict public access during storms or flooding
events if water levels are forecasted to rise to
unsafe levels.

Impact LU-4: Potential PS Implement MM-HAZ-8 as described above under LS
Inconsistency with the ALUCP. Hazards and Hazardous Materials.

Implementation of the proposed

project would potentially be

inconsistent with the ALUCP if an FAA

determination and ALUC Consistency

Determination are not obtained.

Conflict with Implementation of the proposed LS No mitigation is required. LS
any Applicable project would not conflict with any

Habitat applicable habitat conservation plan

Conservation or natural community conservation

Plan or Natural  plan.

Community

Conservation

Plan

Cumulative Impacts

The proposed project’s incremental contribution to cumulative land use and planning impacts would not be cumulatively considerable.
4.10 Noise and Vibration
Project Impacts

Expose Persons Impact-NOI-1: Exceedance of an PS MM-NOI-1: Avoid or Reduce Construction Noise SuU
to or Generate Adopted Noise Standard During from Impact-Type Pile Driving During Both
Noise Levelsin  Project Construction. Noise impacts Landside and Marina Construction. The project
Excess of due to project construction would proponent and its construction contractor shall prohibit
exceed 75 dBA 12-hour Leq between 7 all pile driving activities outside the hours of 7:00 a.m.
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Established
Standards

a.m. and 7 p.m. at noise-sensitive
receptors. These impacts would occur
at Embarcadero Marina Park South
and Fifth Avenue Landing Park.
Impacts would primarily be caused by
activities that include pile driving;
however, some impacts at Fifth
Avenue Landing Park are also related
to overlapping activities that would
lead to an increased level of
construction equipment usage at the
site.

to 7:00 p.m. on Monday through Saturday. No

associated activity shall occur at any time on Sundays or

legal holidays. Construction personnel shall not be
permitted on the project site (including laydown and
storage areas), and material or equipment deliveries
and collections shall not be permitted during the
prohibited hours. In addition, impact pile driving shall
be avoided by using alternative, quieter installation
methods such as press-in piles or drilled pile techniques

(e.g., cast-in-drilled-hole, poured-in-place). If the

project proponent and its construction contractor

determine that alternative pile installation methods are
infeasible at some or all areas of the project site and
that such areas require impact pile driving, then an
acoustical shroud shall be utilized, as described below.

Alternative pile installation methods shall only be

considered infeasible if the project proponent and its

construction contractor provide sufficient evidence, to
the satisfaction of District Development Services

Department, that such methods are infeasible based on

technical, structural, geological, safety, and/or cost

considerations.

Wherever impact pile driving is required for landside or

waterside construction, it shall be conducted only with

the use of an acoustical shroud to reduce noise levels.

The shroud shall enclose the pile and hammer on all

sides and shall extend from the water or ground surface

to a point at least 5 feet above the top of the pile to be
driven. The acoustical shroud, held in place by a crane,
shall surround the pile driving assembly during pile
driving activities, and shall be constructed as follows.

a. A metal framework (cylindrical or
square/rectangular) shall be constructed for the
shroud to support the weight of the attached
acoustical blankets. The framework shall be
centered on the pile to be driven.
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b.

Acoustical blankets shall be firmly secured to the
outside of the framework with the sound-
absorptive side of the blankets oriented toward the
interior of the shroud (i.e., toward the pile). The
blankets shall be overlapped by at least 6 inches at
seams and taped to eliminate gaps. The largest
blankets available shall be used to form the shroud
in order to minimize the number of seams. The
blankets shall be draped to the water or ground
surface to eliminate any gaps at the base of the
shroud.

The number and size of gaps needed for the safe
operation of the pile driver shall be kept to a
minimum.

The acoustical blankets shall provide a minimum
sound transmission class of 28 and a minimum
noise reduction coefficient of 1.00.

The acoustical blankets shall be waterproof, oil-
and UV-resistant, anti-fungal, and flame retardant.
If necessary, a view window may be incorporated
into the acoustical blankets in order to facilitate the
operation of the pile driver. The window shall be
constructed of clear vinyl material that weighs at
least 1 pound per square foot. The seams where the
window attaches to the acoustical blankets shall be
tightly sealed to eliminate gaps. The size of the
window shall be kept to the minimum required for
safe operation of the pile driver. At all times the
window shall be oriented away from the nearby
parks (Embarcadero Marina Park North and South,
and Fifth Avenue Landing Park).

MM-NOI-2: Notify Users of Nearby Recreational
Areas. If impact-type pile driving construction
techniques cannot be avoided, the project proponent or

Fifth Avenue Landing Project & Port Master Plan Amendment
Draft Environmental Impact Report S-87

December 2017
ICF 518.16



San Diego Unified Port District

Executive Summary

Issue Impact

Significance
Before
Mitigation

Significance
After
Mitigation Measure(s) Mitigation

its construction contractor shall post public noticing not
less than 48 hours prior to initiating landside or
waterside pile driving activities within 700 feet of a
public recreational area (e.g., Embarcadero Marina Park
South and Fifth Avenue Landing Park). The project
proponent shall include this measure in the
construction specification documents for the proposed
project. Prior to issuance of the construction
specification documents for bid, the project proponent
shall submit a copy of the construction specification
documents and the proposed public notice sign to the
District’s Development Services Department for
approval. Prior to the commencement of impact-type
pile driving activities, the project proponent shall
submit documentation (including photographs) to the
District’s Development Services Department
demonstrating compliance with this measure.

MM-NOI-3: Reduce Construction Noise from Other
(Non-Pile Driving) Activities. During all construction
activity, the project proponent and its construction
contractor shall implement the following techniques
and best practices to reduce noise levels from non-pile
driving construction activities.

a. Prohibit all construction activities outside the
hours of 7:00 a.m. to 7:00 p.m. on Monday through
Saturday. No construction activity shall occur at any
time on Sundays or legal holidays. Construction
personnel shall not be permitted on the project site
(including laydown and storage areas), and
material or equipment deliveries and collections
shall not be permitted during the prohibited hours.

b. Ensure that all construction equipment used on the
proposed project that is regulated for noise output
by a local, state, or federal agency complies with
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such regulation while in the course of project
activity and use on site.

Properly maintain all construction equipment used
during project construction and remove any
equipment from service, until it is properly
repaired, that generates increased noise levels
because of any defect or damage.

Equip all construction equipment, where
applicable, with properly operating and maintained
mufflers, air-inlet silencers, and any other shrouds,
shields, or other noise-reducing features that meet
or exceed original factory specifications.

Operate construction equipment only when
necessary, and switch off powered equipment when
not in use. Prohibit the idling of inactive
construction equipment for more than 2 minutes.
Restrict the use of noise-producing signals,
including horns, whistles, alarms, and bells, for
safety warning purposes only.

Install temporary noise barriers around the project
site during the demolition, site preparation
(including dewatering and shoring), excavation,
and foundation phases of construction, to the
extent practicable. For periods (if any) when these
construction activities are restricted to a smaller
portion of the whole site, barriers may be installed
around that smaller portion of the site.
Alternatively, if a site perimeter barrier cannot be
constructed, a localized barrier shall be installed
around any noisy stationary construction
equipment such as generators or dewatering
pumps. For barriers to be effective, they should
break the line of sight between the construction
equipment and any noise-sensitive receiver. These
barriers may be constructed as follows:
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e From commercially available acoustical panels
lined with sound-absorbing material (the
sound-absorptive faces of the panels should
face the construction equipment).
e From common construction materials such as
plywood and lined with sound-absorptive
material (the sound-absorptive material should
face the construction equipment).
e From acoustical blankets hung over or from a
supporting frame. The blankets should provide
a minimum sound transmission class rating of
28 and a minimum noise reduction coefficient
of 0.80 and should be firmly secured to the
framework with the sound-absorptive side of
the blankets oriented toward the construction
equipment. The blankets should be overlapped
by at least 6 inches at seams and taped so that
no gaps exist. The largest blankets available
should be used in order to minimize the
number of seams. The blankets shall be draped
to the ground to eliminate any gaps at the base
of the barrier.
h. Train all construction employees in the proper
operation and use of the equipment they use
during the course of their work.
Impact-NOI-2: Potential Exceedance PS MM-NOI-4: Design and Construct Project Facilities LS
of an Adopted Noise Standard Due to Control Noise from All Onsite Mechanical
to Onsite Operational Noise from Equipment. The project proponent shall design and
Mechanical Equipment. Potentially construct all building systems and mechanical
significant noise impacts could occur equipment proposed as part of the project to ensure
due to onsite operation of mechanical their compliance with the City of San Diego noise
equipment for the proposed project, ordinance (Municipal Code section 59.5.0401). To
which could exceed the standards of achieve this performance standard, during the
the City of San Diego’s noise architectural and engineering design phase of each
ordinance. element of the proposed project (e.g., market-rate hotel
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tower, lower-cost visitor-serving hotel, retail, marina),
and prior to the issuance of any building permits for the
proposed project, the project proponent shall retain an
acoustical consultant to evaluate the design and provide
recommendations, as necessary, to ensure that all
aspects of the proposed project, including without
limitation the mechanical equipment and other onsite
stationary sources (e.g., trash compactors, loading
docks), shall be constructed so as to comply with the
City of San Diego noise ordinance (Municipal Code
section 59.5.0401). Such recommendations may
include, but are not limited to, changes in equipment
locations; sound power limits or specifications; rooftop
parapet walls; acoustical absorption, louvers, screens,
or enclosures; or intake and exhaust silencers.

Impact-NOI-3: Potential Exceedance PS
of an Adopted Noise Standard Due

to Outdoor Special Events. Outdoor

event noise has the potential to exceed

the standards of the City of San Diego’s

noise ordinance dependent upon the

exact nature and timing of events and

the sound system used.

MM-NOI-5: Incorporate Operational /Contract
Specifications to Minimize Exterior Special Event
Noise. The project proponent and any future
owner/operator of the proposed project shall observe
the following requirements and/or incorporate them
into the contract specifications for outdoor events:

1. Any exterior special event associated with the
proposed project shall not exceed 65 dBA Leqat the
proposed project’s property line between the hours
of 7:00 a.m. and 7:00 p.m. as mandated by the City
of San Diego Municipal Code 59.5.0401. Any concert
associated with the proposed project shall not
exceed 60 dBA Leq at the project’s property line
between the hours of 7:00 p.m. and 7:00 a.m. as
mandated by the City of San Diego Municipal Code
59.5.0401.

2. Any event that fails to comply with requirement 1,
above, shall only be permitted if an applicable event
permit, or variance or exemption from the code, has

LS
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Issue Impact Mitigation  Mitigation Measure(s) Mitigation
been sought and granted by the appropriate agency
(City or District).
3. The project shall comply with all City and District
requirements related to hosting outdoor events.
Expose Persons  Implementation of the proposed LS No mitigation is required. LS
to or Generate project would not expose persons to
Excessive or generate excessive groundborne
Groundborne vibration or groundborne noise levels.
Vibration or
Groundborne
Noise Levels
Permanent Impact-NOI-4: Potentially PS Implement MM-NOI-4, as described above. LS
Increase in Substantial Increase in Ambient
Ambient Noise Noise Levels Due to Onsite
Levels Operational Noise from Mechanical
Equipment. Potentially significant
noise increases could occur due to
onsite project operations if mechanical
systems and other stationary noise
sources (e.g., trash compactors,
loading docks) are not properly
designed to control noise.
Impact-NOI-5: Potentially PS Implement MM-NOI-5, as described above. SU
Substantial Increase in Ambient
Noise Levels Due to Outdoor Special
Events. Outdoor event noise has the
potential to increase existing ambient
noise levels by more than 5 dB at
nearby noise-sensitive receptors
dependent upon the exact nature and
timing of events and the sound system
used.
Temporary or Impact-NOI-6: Significant PS Implement MM-NOI-1, MM-NOI-2, and MM-NOI-3, as SU
Periodic Temporary Increase in Ambient described above.
Increase in Noise Levels During Project
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Ambient Noise Construction. Significant noise
Levels increases of 5 dBA or more would
occur at noise-sensitive receptors
during project construction. These
impacts would occur at Embarcadero
Marina Park North and South, and
Fifth Avenue Landing Park during
multiple phases of project
construction, and at homes on the
north side of East Harbor Drive during
simultaneous pile driving for the
market-rate hotel tower and meeting
areas, and the low-cost visitor-serving
hotel (phases 2.1 and 3.1 combined).
Exacerbate the Implementation of the proposed NI No mitigation is required. NI
Existing project would not exacerbate the
Exposure of existing exposure of people residing or
People within 2 working in the project area within an
Miles of a Public  airport land use plan or, where such a
Airport or plan has not been adopted, within 2
Public Use miles of a public airport or public use
Airport airport, to excessive noise levels.
Exposure of Implementation of the proposed NI No mitigation is required. NI
People Residing  project would not exacerbate the
or Working in existing exposure of people residing or
the Project Area  working in the project area within the
within the vicinity of a private airstrip to
Vicinity of a excessive noise levels.
Private Airstrip
to Excessive
Noise Levels
Cumulative Impacts
Temporary or Impact-C-NOI-1: Exacerbate PS Implement MM-NOI-1, MM-NOI-2, and MM-NOI-3, as SuU
Periodic Significant Construction Noise described above.
Increase in Levels if Cumulative Construction
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Ambient Noise Activities Overlap. Project-related

Levels construction noise in excess of
established City standards would be
exacerbated by construction activity
for related projects. It is noted that
this impact would only occur if
construction activities for related
projects within 1,500 feet of the
proposed project site (i.e., Ballpark
Village Parcel D and the Bayside
Performance Park), were to overlap
with proposed project construction.

4.11 Public Services and Recreation

Project Impacts

Fire Protection = Implementation of the proposed LS No mitigation is required.

and Emergency  project would not result in substantial

Services adverse physical impacts associated
with the provision of new or physically
altered governmental facilities, the
construction of which could cause
significant environmental impacts, in
order to maintain acceptable service
ratios, response times, or other
performance objectives for fire
protection and emergency services.

LS

Police Implementation of the proposed LS No mitigation is required.

Protection project would not result in substantial
adverse physical impacts associated
with the provision of new or physically
altered governmental facilities, the
construction of which could cause
significant environmental impacts, in
order to maintain acceptable service
ratios, response times, or other

LS
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performance objectives for police
protection.

Schools

Implementation of the proposed NI
project would not result in substantial

adverse physical impacts associated

with the provision of new or physically

altered governmental facilities, the

construction of which could cause

significant environmental impacts, in

order to maintain acceptable service

ratios or other performance objectives

for schools.

No mitigation is required.

LS

Parks

Impact-PS-1: Construction of the PS
Rooftop Public Plaza and Park
Areas Would Contribute to
Significant Impacts Related to
Impact-AES-1, Impact-AES-4,
Impact-CUL-1, Impact-CUL-2,
Impact-GEO-1, Impact-GEO-2,
Impact-HAZ-1, Impact-HAZ-3,
Impact-NOI-1, Impact-NOI-6,
Impact-TRA-1, Impact-TRA-2, and
Impact-TRA-6. As analyzed in
Sections 4.1, Aesthetics and Visual
Resources; 4.4, Cultural Resources; 4.5,
Geology and Soils; 4.7, Hazards and
Hazardous Materials; 4.10, Noise and
Vibration; and 4.12, Transportation,
Circulation, and Parking, the proposed
project would result in significant
impacts as identified by Impact-AES-
1, Impact-AES-4, Impact-CUL-1,
Impact-CUL-2, Impact-GEO-1,
Impact-GEO-2, Impact-HAZ-1,
Impact-HAZ-3, Impact-NOI-1,

Implement MM-AES-1 and MM-AES-5 as described in,
Aesthetics and Visual Resources, above; MM-CUL-1 and
MM-CUL-2 as described in Cultural Resources, above;
MM-GEO-1 as described in Geology and Soils, above;
MM-HAZ-1 through MM-HAZ-4 and MM-HAZ-8 as
described in Hazards and Hazardous Materials, above;

MM-NOI-1, MM-NOI-2, and MM-NOI-3 as described in

Noise and Vibration, above; and MM-TRA-1 and MM-
TRA-7 as described Transportation, Circulation, and
Parking, below.

SU
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Impact-NOI-6, Impact-TRA-1,
Impact-TRA-2, and Impact-TRA-6.
Construction of the public plaza and
park areas would be a component of
the proposed project that would
contribute to these significant impacts.
As such, the impacts from the
construction of the public plaza and
park areas would be considered
significant.

Impact-PS-2: Operation of the
Rooftop Public Plaza and Park
Areas Would Contribute to
Significant Impacts Related to
Impact-AES-2, Impact-TRA-2,
Impact-TRA-3, and Impact-TRA-5.
As analyzed in Sections 4.1 Aesthetics
and Visual Resources; 4.10, Noise and
Vibration; and 4.12, Transportation,
Circulation, and Parking, the proposed
project would result in significant
impacts as identified by Impact-AES-
2, Impact-AES-3, Impact-NOI-3,
Impact-NOI-5, Impact-TRA-3,
Impact-TRA-4, and Impact-TRA-7.
Operation of the public plaza and park
areas would be a component of the
proposed project that would
contribute to these significant impacts.
As such, the impacts from the
operation of the public plaza and park
areas would be considered significant.

PS

Implement MM-AES-2, MM-AES-3, and MM-AES-4 as
described in Aesthetics and Visual Resources, above;
MM-NOI-5 as described in Noise and Vibration, above;
and MM-TRA-2 through MM-TRA-5 and MM-TRA-8 as
described in Transportation, Circulation, and Parking,
below.

SU

Impact-PS-3: Potential for
Insufficient Wayfinding and
Accessibility Signage to Inform

PS

MM-PS-1: Operation Requirements for the
Multifunctional Plaza and Lawn, Public Park Plaza,
and Public Park Plaza and Public Observation

LS
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Public that Public Plaza and Park Terrace Areas. Under no circumstances shall the
Areas Are Available for Public Use closure of the public plaza and park areas for private
and Enjoyment. Limited public access hotel events be more than the following percentages.
for long periods of time due to hotel e Multifunctional Plaza and Lawn (35,940 square
programming could result in the feet): 50% private access (50% public access). This
perception that the entire 1.96-acre area would be available for private events 50% of
public plaza and park area is not open the year, which is defined as the equivalent of 182.5
to the public while private events are days per year, inclusive of event setup and
in session. Additionally, because the breakdown time. When not in use for private
rooftop public plaza and park area and events, this area would be accessible for use by the
terraces are raised from ground level, public at no cost 50% of the year (182.5 days). For
the public may not readily know that clarification purposes, if a private event occupies
these recreational areas are available the Multifunctional Plaza and Lawn for part of a
for public use. As such, without day, it shall count as occupying the Multifunctional
sufficient wayfinding signage, the Plaza and Lawn for an entire day when calculating
general public may be unaware of the 182.5-day private event limit.
their existence and availability. These e  Public Park Plaza (39,860 square feet): 15% private
impacts would be considered access (85% public access). This area would be
significant. available for private events 15% of the year, which
is defined as the equivalent of 55 days per year,
inclusive of event setup and breakdown time. When
not in use for private events, this area would be
accessible for use by the public at no cost 85% of
the year (310 days). For clarification purposes, if a
private event occupies the Public Park Plaza for
part of a day, it shall count as occupying the Public
Park Plaza for an entire day when calculating the
55-day private event limit.
e Public Park Plaza and Public Observation Terrace
(6,500 square feet): 0% private access (100%
public access). This area would be not be available
for private events, and would be open to the public
at no cost 100% of the year.
If the private event area is blocked off from the public
usable area, such barriers shall not be solid materials
but shall be a material like ropes. To ensure the private
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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event area is restored for the public use, all trash and
debris shall be immediately picked up and disposed of
appropriately during and after the private event.
During times when the Multifunctional Plaza and Lawn
area or Public Park Plaza area is open to the public (i.e.,
during non-private event times), the hours of operation
shall be the same as the District's park hours of
operation.
During all private events, clear signage shall be placed
in publicly visible locations (i.e., not posted inside the
hotel) at the grand staircase, market-rate hotel tower
staircase, public observation terrace, optional
pedestrian bridge (if developed), and two locations
along the existing Embarcadero Promenade, that
indicate the Multifunctional Plaza and Lawn area
and/or the Public Park Plaza areas, if applicable, are
open to the public. Clear signage shall be placed at the
Public Park Plaza and Public Observation Terrace that
indicates it is open to the public.
After project construction is complete, on January 31 of
each year, the project proponent shall submit an annual
public access usage report to the District’s Development
Services Department that demonstrates, for the
preceding year, that the Multifunctional Plaza and
Lawn, Public Park Plaza, and Public Park Plaza and
Public Observation Terrace are being used for public
access and private access (for private events) as follows
and consistent with this MM-PS-1:
e  Multifunctional Plaza and Lawn (50% public
access/50% private access)
e  Public Park Plaza (85% public access/15% private
access)
e Public Park Plaza and Public Observation Terrace
(100% public access)
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The report shall be broken down by the Multifunctional
Plaza and Lawn and Public Park Plaza areas and shall
list the date, private event, start and end times, duration
of each event, setup and breakdown time, and total
number of days and percentage of private use for that
year. Furthermore, the report shall contain
confirmation, such as photographs or a signature by the
hotel manager, that for each private event, signage
indicating public use of the remaining area (if
applicable) was placed consistent with this MM-PS-1.
For the Public Park Plaza and Public Observation
Terrace area, the report shall confirm that this area was
accessible to the public 100% of the year and contained
signage indicating such.
MM-AES-2: Install Wayfinding and Public Accessibility
Signage
Implement MM-AES-2, as described above.
Impact-PS-4: Limited Public Access PS MM-PS-2: Low-Cost or No-Cost Boat Slip. The project LS
to the Marina. The marina expansion proponent shall provide at least one boat slip for a
component of the proposed project vessel of a maximum size of 30 feet at low cost or no
would not offer lower-cost slips or no- cost for public use. To ensure sufficient availability to
cost public slips. Consequently, a the public, berthing at the low-cost or no-cost slip shall
significant impact related to public be a maximum of 6 hours. Signage shall be provided and
accessibility of the proposed marina availability of the low-cost or no-cost slip shall be
may occur. posted on the project proponent’s website.
Increase the Use Implementation of the proposed LS No mitigation is required. LS
of Existing project would not increase the use of
Neighborhood existing neighborhood and regional
and Regional parks or other recreational facilities
Parks or Other such that substantial physical
Recreational deterioration of the facility would
Facilities occur or be accelerated.
Require the Impact-PS-1, as described above. PS Implement MM-AES-1 and MM-AES-5 as described in, SU
Construction or Aesthetics and Visual Resources, above; MM-CUL-1 and
Expansion of MM-CUL-2 as described in Cultural Resources, above;
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Recreational
Facilities

MM-GEO-1 as described in Geology and Soils, above;
MM-HAZ-1 through MM-HAZ-4 and MM-HAZ-8 as
described in Hazards and Hazardous Materials, above;
MM-NOI-1, MM-NOI-2, and MM-NOI-3 as described in
Noise and Vibration, above; and MM-TRA-1 and MM-
TRA-7 as described Transportation, Circulation, and
Parking, below.

Impact-PS-2, as described above.

PS

Implement MM-AES-2, MM-AES-3, and MM-AES-4 as SU
described in Aesthetics and Visual Resources, above;

MM-NOI-5 as described in Noise and Vibration, above;

and MM-TRA-2 through MM-TRA-5 and MM-TRA-8 as

described in Transportation, Circulation, and Parking,

below.

Cumulative Impacts

The proposed project’s incremental contribution to cumulative impacts related to public services and recreation would not be cumulatively

considerable.

4.12 Transportation, Circulation, and Parking

Project Impacts

Conflict withan Impact-TRA-1: Construction- PS MM-TRA-1: Transportation Demand Management SU
Applicable Plan, Related Impacts along the 28th Plan. Prior to commencing any construction or
Ordinance, or Street Roadway Segment Between demolition activities, the project proponent shall
Policy National Avenue and Boston provide a Transportation Demand Management (TDM)
Avenue Under Existing Plus Project Plan to the San Diego Unified Port District and City of
Construction. Construction of the San Diego for approval that shall limit the number of
proposed project would worsen the construction worker trips that travel through the
existing LOS along 28th Street affected intersections during peak periods to 50 trips.
between National Avenue and Boston The TDM plan shall incorporate TDM strategies to be
Avenue from an already unacceptable implemented during construction, including, but not
LOS E to LOS F. Therefore, impacts limited to:
would be significant. e Implementation of a ride-sharing program to
encourage carpooling among the workers.
e Adjustment of work schedules (e.g., arrive before 7
a.m. or after 9 a.m.; leave before 4 p.m. or after 6
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p.m.) so that workers do not access the site during
peak hours.

e Provision of offsite parking locations for workers
outside of the area with shuttle services to bring
them on site, as identified in MM-TRA-7.

e Provision of subsidized transit passes for
construction workers.

Impact-TRA-2: Construction- PS
Related Impacts on Study Area
Intersections Under Existing Plus
Project Construction: Sampson
Street/Harbor Drive (AM and PM
Peak Hours) and I-5 SB On-
Ramp/Boston Avenue (PM Peak
Hour). Construction of the proposed
project would worsen the existing
delay experienced by more than 2.0
seconds during peak hours at three
study area intersections currently
operating at LOS E or F, including
Sampson Street and Harbor Drive
(during the AM peak hour when the
project reaches 90% of its
construction traffic trip generation
and during the PM peak hour when the
project reaches 65% of its
construction traffic trip generation)
and [-5 SB on-ramp and Boston
Avenue during the PM peak hour
(when the project reaches 3% of its
construction traffic trip generation).
Therefore, impacts would be
significant.

Implement MM-TRA-1, as described above.

SU

Impact-TRA-3: Impact-TRA-3: PS
Operation-Related Impacts on

MM-TRA-2: Signalization of the 15t Street/F Street
Intersection. Prior to issuance of occupancy permits,

SU
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Study Area Intersections Under the project proponent shall pay for or directly install a
Existing Plus Project Conditions: traffic signal at the intersection of 15t Street and F
15th Street/F Street (PM Peak Street. Installation of the traffic signal will require
Hour); 17th Street/G Street (PM approval from the City of San Diego. After installation is
Peak Hour); 19th Street/] Street complete, the project proponent shall provide proof of
(PM Peak Hour). Operation of the signalization to the District for verification before
proposed project would worsen the issuance of the occupancy permits may occur.
existing delay experienced during the
peak hours at three study area MM-TRA-3: Signalization of the 17t Street/G Street
intersections: 15th and Grape Streets Intersection. Prior to issuance of occupancy permits,
by 15.8 seconds (LOS F) during the PM the project proponent shall pay for or directly install a
peak hour, 17th and G Streets by 28.0 traffic signal at the intersection of 17th Street and G
seconds (LOS F) during the PM peak Street. Installation of the traffic signal will require
hour, and 19th and ] Streets by 18.6 approval from the City of San Diego. After the required
seconds (LOS F) during the PM peak payment or installation is complete, the project
hour, where a threshold of 1.0 second proponent shall provide proof of completion to the
of additional delay applies to LOS F. District for verification before issuance of the
Therefore, impacts would be occupancy permits may occur.
significant.
MM-TRA-4: Restriping of Northbound Left-Turn
Lane at 19th Street/] Street Intersection. Prior to the
issuance of occupancy permits, the project proponent
shall pay for or directly implement restriping the
northbound left-turn lane into a northbound left-turn
and through-share lane at the intersection of 19t Street
and ] Street. Restriping lanes will require approval from
the City of San Diego. The project proponent shall
provide proof of payment or completion to the District
for verification before issuance of the occupancy
permits may occur.
MM-TRA-5: Compliance with San Diego Forward:
Impact-TRA-4: Operation-Related The Regional Plan, I-5 Operational Improvements.
Impacts on a Study Area Freeway Prior to the issuance of occupancy permits, Caltrans
Segment Under Existing Plus shall install the following I-5 operational improvements
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Project Conditions: NB I-5 Between for the segment of northbound I-5 between Grape
Grape Street and First Avenue (AM Street and First Avenue, in compliance with San Diego
Peak Hour). Operation of the Forward: The Regional Plan prepared by SANDAG
proposed project would worsen the (SANDAG 2015).

V/C ratio by 0.012 along the segment

of NB I-5 between Grape Street and

First Avenue (currently operating at

LOS E) during the AM peak hour,

which would exceed the threshold of

0.010 for a segment operating at LOS

E. This impact would be significant.

Conflict withan Implementation of the proposed LS No mitigation is required. LS

Applicable
Congestion
Management

project would not conflict with an
applicable congestion management
program, including, but not limited to,

Program LOS standards and travel demand
measures, or other standards
established by the county congestion
management agency for designated
roads or highways.

Resultin a Implementation of the proposed LS
Change in Air project would not result in a change in
Traffic Patterns  air traffic patterns, including either an

increase in traffic levels or a change in

location that results in substantial

safety risks.

No mitigation is required. LS

Substantially Implementation of the proposed LS No mitigation is required. LS
Increase project would not substantially
Hazards dueto  increase hazards due to a design
a Design feature (e.g., sharp curves or
Feature dangerous intersections) or
incompatible uses (e.g., farm

equipment).
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Result in Implementation of the proposed LS No mitigation is required. LS
Inadequate project would not result in inadequate
Emergency emergency access.
Access
Conflict with Impact-TRA-5: Temporary Closure PS MM-TRA-6: Maintain Public Access Along LS
Adopted of Embarcadero Promenade During Embarcadero Promenade During Construction. The
Policies, Plans, Construction. During construction of project proponent, in coordination with the District,
or Programs the proposed project, the portion of shall ensure that public access is maintained along the

the Embarcadero Promenade fronting Embarcadero Promenade during construction by

the project site would remain open, providing reduced or replacement points of public

but would be narrowed temporarily access. The project proponent shall install and maintain

from 35 feet to 15 feet. However, the clear wayfinding and public access signage in publicly

Embarcadero Promenade would be visible locations (i.e., not posted inside the hotel)

closed for approximately 18 months adjacent to and at the public entrances to the reduced

during construction of the market-rate or replacement public access areas.

hotel tower lobby, which spans the

entire width of the Embarcadero

Promenade, and therefore would

require pedestrian traffic to be re-

routed. As such, the proposed project

would result in a temporary significant

impact on public access along the

Embarcadero Promenade during

construction.
Result in Impact-TRA-6: Insufficient Parking PS MM-TRA-7: Provide Offsite Parking and Shuttle SU
Inadequate Supply During Construction. The Transportation and Require Incentives for Transit
Parking Supply  construction phase would experience Use and Wayfinding Signage for Visitors. Prior to the

up to 495 construction worker commencement of any construction activity, the project

vehicles traveling to the site per day proponent shall provide an offsite parking location at

that would require parking. The the R.E. Staite property at 2145 East Belt Street, San

project site would not be able to Diego, CA for construction workers and shall provide

accommodate parking for that many shuttle service from the offsite parking location to the

vehicles due to onsite staging of project site and back. In addition, the project proponent

materials and construction equipment, shall provide incentives for construction workers to use

as well as the phasing of construction public transit. Workers who cannot commute by transit
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that would be occurring. In addition, and must use personal vehicles shall be required to
existing parking would be removed park at the offsite parking facility. The parking
from service once onsite grading and requirements for the workers shall be detailed in their
demolition activities begin. contract with the project proponent. Moreover, during
the construction phase, the project proponent shall
provide conspicuous on-street signage to direct
waterfront visitors to available parking facilities
throughout the duration of the construction period.
Impact-TRA-7: Insufficient Parking PS MM-TRA-8: Implement a Parking Management Plan SuU
Supply During Operation. As that Provides Parking Management Strategies. Prior
proposed, the project would provide to the issuance of the certificate of occupancy for
263 onsite parking spaces through a market-rate hotel operations, the project proponent
combination of valet and striped shall submit a Parking Management Plan to the District
spaces. Per the Tideland Parking for approval. Upon approval and during project
Guidelines, the proposed project is operations, the project proponent shall provide a
required to provide an adjusted rate of quarterly report on the Parking Management Plan to
4772 parking spaces. Therefore, the the District’s Development Services Department, which
proposed project would result in a shall be subject to verification by District staff. The
parking deficit of 209 spaces during its project proponent shall implement the following
highest demand period. A significant parking management strategies and any other
impact on parking supply would occur. strategies identified in the Parking Management Plan to
mitigate the projected parking deficiency:
e Valet Parking - Secure 209 parking spaces (Secured
Parking) at one or more offsite parking lots and
provide a valet service that allows guests to utilize
the secured spots, in order to avoid overflow in the
immediate surrounding parking areas. Prior to
commencement of hotel operations, the project
proponent will enter into a contract or agreement
with a parking operator or equivalent entity
securing the Secured Parking and provide the
agreement to the District’s Development Services
Department. The agreement shall be updated and
submitted to the District’s Development Services
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Department on an annual basis to provide proof of
maintaining said agreement.
Until a long-term parking solution is identified for
the area, after project construction is complete, on
January 15 of each year the project proponent shall
submit an annual parking implementation report to
the District’s Development Services Department for
its review, which shall include the following
components:
o A specific peak parking implementation
program, broken down into morning,
afternoon, and evening timeframes, in its
annual submittal.
o Evidence in the form of parking utilization
counts that show that sufficient valet spaces
are available to meet the project’s overflow
parking demand from the parking lot or valet
vendor. The parking counts shall be conducted
at times throughout the day on both weekdays
and weekends, during both the summer and
winter, and shall be compared to projected and
actual valet use at the project site.
o The location of the lots available for valet use
and the number of spaces available in each lot
based upon recent parking utilization counts.
o The dates, times, and duration of any period
the valet was closed due to no available parking
spaces.
In the event that the District establishes a long-term
parking program for the area, the project
proponent shall contribute a fair share to the
analysis, design, and construction and operating
costs associated with the program.
e Transportation Network Companies - The project
proponent shall coordinate with transportation
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companies (such as Lyft and Uber) and shall
provide designated pick-up/drop-off locations to
encourage hotel patrons to utilize this mode of
transportation as an alternative to driving their
personal vehicles.

e  Water Taxi - The project proponent shall provide a
direct path and wayfinding signage from the Water
Taxi Landing to the hotel facilities, and provide
brochures and other materials in the hotel lobbies
to inform hotel guests of the water taxi service and
the destinations that can be reached.

e  Bike Racks - The project proponent shall provide
bike racks to accommodate a minimum of 24
bicycle parking spaces on the project site or
adjacent thereto on the Embarcadero Promenade to
encourage employees/patrons to bike to the
proposed project.

e  Bike Share Stations — The project proponent shall
coordinate with companies like DECOBIKE to
ensure a bike share station is maintained within
walking distance (approximately 1,000 feet) to the
proposed project. If a third-party bikeshare service
cannot be provided, the project proponent shall
provide bikes for its guests to rent.

e  Public Transit - On its website, the project
proponent shall promote and encourage employees
and patrons to utilize alternative modes of
transportation as an alternative to driving their
personal vehicles.

e Public Transit Subsidies for Employees - The project
proponent shall provide reimbursement or
subsidies for public transportation costs for all
employees. The level of transit reimbursements and
subsidies shall be based on the standards set forth
by the California Air Pollution Control Officers
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Association resource document Quantifying
Greenhouse Gas Mitigation Measures (August 2010)
to achieve a reduction in project vehicle miles
traveled by 20%.

e Portof San Diego (formerly Big Bay) Shuttle - The
project proponent shall participate in the Port of
San Diego Shuttle system as a condition precedent
to issuance of a certificate of occupancy for the
market-rate hotel or lower-cost visitor-serving
hotel, whichever hotel is completed first.
Participation may include: collection of fares,
advertising, voluntary tenant participation,
mandatory tenant participation at the time of
issuance of coastal development permits for
District tenant projects within the South
Embarcadero, and other forms of participation as
identified by the District.

e Airport Shuttle - The project proponent shall
provide a shuttle to and from the airport for hotel
guests.

Cumulative Impacts

Impact-C-TRA-1: Near-Term PS Implement MM-TRA-1, as described above. SU
Construction-Related Impact on the
Roadway Segment of 28t Street
between National Avenue and
Boston Avenue. Construction of the
proposed project would worsen the
existing LOS along 28t Street between
National Avenue and Boston Avenue
from an already unacceptable LOS E to
LOS F under 2021 near-term
conditions. Therefore, impacts would
be significant.

Impact-C-TRA-2: Near-Term PS Implement MM-TRA-1, as described above. SU
Construction-Related Impacts on
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Study Area Intersections: Sampson
Street/Harbor Drive; I-5
Southbound On-Ramp/Boston
Avenue. Construction of the proposed
project would worsen the existing
delay experienced during peak hours
at the study area intersections of
Sampson Street and Harbor Drive and
1-5 southbound on-ramp and Boston
Avenue by more than 2.0 seconds
under 2021 near-term conditions.

Impact-C-TRA-3: Failing Roadway PS
Segment - Harbor Drive between

Laurel Street and Hawthorne Street
(Near-Term). Near-term operation of

the proposed project would worsen

conditions along Harbor Drive

between Laurel Street and Hawthorne

Street, which operates at an LOS F, by

increasing the V/C ratio by more than

0.01.

No feasible mitigation identified to improve operations.

SU

Impact-C-TRA-4: Failing PS
Intersections in AM Peak Hour in
Near-Term Cumulative Conditions:
16t Street/F Street; Logan
Avenue/I-5 Southbound Off-Ramp;
and Logan Avenue/I-5 Southbound
On-Ramp. Operation of the proposed
project would worsen existing delays
at failing study area intersections
during the AM peak hour under near-
term conditions as follows.
e 16t and F Streets - 5.3 seconds
e Logan Avenue and I-5 southbound
off-ramp - 5.6 seconds

16t Street/F Street: no feasible mitigation identified to
improve operations.

MM-C-TRA-1: Signalization of Logan Avenue/I-5
Southbound Off-Ramp. Prior to issuance of occupancy
permits, the project proponent shall provide proof to
the District of payment of a fair-share contribution of
22 percent of the improvement costs to install a traffic
signal at the intersection of Logan Avenue and the
southbound I-5 off-ramp. Installation of the traffic
signal will require approval from the California
Department of Transportation (Caltrans).

MM-C-TRA-2: Signalization of Logan Avenue/I-5
Southbound On-Ramp. Prior to issuance of occupancy

SU
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e Logan Avenue and I-5 southbound permits, the project proponent shall provide proof to
on-ramp - 5.5 seconds the District of payment of a fair-share contribution of 6
percent of the improvement costs to install a traffic
signal at the intersection of Logan Avenue and the
southbound I-5 on-ramp. Installation of the traffic
signal will require approval from Caltrans.
Impact-C-TRA-5: Failing PS First Avenue/Beech Street: no feasible mitigation SU
Intersections in PM Peak Hour in identified to improve operations.
Near-Term Cumulative Conditions:
First Avenue/Beech Street; 14 Implement MM-C-TRA-2, as described above.
Street/G Street; 15t Street/F Street;
th . 16th
16t Street/G Street; 16 MM-C-TRA-3: New Travel Lane on G Street (3
Street/Island Avenue; 16t Street/K . : .
Percent Fair-Share). Prior to issuance of occupancy
Street; 17th Street/G Street; 19th ] . .
permits, the project proponent shall provide proof to
Street/] Street; Logan Avenue/I-5 L . o
Southbound On-Ramo. Operation of the District of payment of a fair-share contribution of 3
the proposed proiect V\?(;ulg worsen percent of the improvement costs to convert the on-
° brob project street parking to a travel lane on G Street between 11t
existing delays at failing study area .
. . : Avenue and 17t Street during the PM peak hour for
intersections during the PM peak hour . ) . .
under near-term conditions as follows impacts occurring at the intersection of 14t and G
) p h ' Streets, per the recommendations in the Downtown
o First I?jvenue and Beech Street -9 Community Plan. Conversion of on-street parking to a
seconds travel lane will require approval from the City of San
o 14%and G Streets - 4.4 seconds Diego. Should this mitigation measure be determined
e 15t andF Streets - 19.9 seconds infeasible after consultation with the City of San Diego,
e 16t and G Streets - 4.3 seconds the project proponent must supply evidence to the
e 16t Street and Island Avenue - 4.3 District’s satisfaction to allow the project to proceed to
seconds occupancy.
e 16t and K Streets - 15 seconds
e 17t and G Streets - by more than MM-C-TRA-4: Signalization of the Intersection of
2.0 seconds (delay exceeds 15th Street and F Street. Prior to issuance of occupancy
calculation capacity of the traffic permits, the project proponent shall provide proof to
analysis software) the District of payment of a fair-share contribution of 4
e 19t and] Streets - 20.6 seconds percent of the improvement costs to install a traffic
«  Logan Avenue and I-5 southbound signal at the intersection of 15t Street and F Street, per
on-ramp - by more than 2.0 the recommendations on the Downtown Community
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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seconds (delay exceeds calculation
capacity of the traffic analysis
software)

Plan. Installation of the traffic signal will require
approval from the City of San Diego. Should this
mitigation measure be determined infeasible after
consultation with the City of San Diego, the project
proponent must supply evidence to the District’s
satisfaction to allow the project to proceed to
occupancy.

MM-C-TRA-5: New Travel Lane on G Street (2
Percent Fair Share). Prior to issuance of occupancy
permits, the project proponent shall provide proof to
the District of payment of a fair-share contribution of 2
percent of the improvement costs to convert the on-
street parking to a travel lane on G Street between 11t
Avenue and 17t Street during the PM peak hour for
impacts occurring at the intersection of Park Boulevard
and G Street, per the recommendations in the
Downtown Community Plan. Conversion of on-street
parking to a travel lane will require approval from the
City of San Diego. Should this mitigation measure be
determined infeasible after consultation with the City of
San Diego, the project proponent must supply evidence
to the District’s satisfaction to allow the project to
proceed to occupancy.

MM-C-TRA-6: Signalization of the Intersection of
16t Street and Island Avenue. Prior to issuance of
occupancy permits, the project proponent shall provide
proof to the District of payment of a fair-share
contribution of 18 percent of the improvement costs to
install a traffic signal at the intersection of 16t Street
and Island Avenue, per the recommendations on the
Downtown Community Plan. Installation of the traffic
signal will require approval from the City of San Diego.
Should this mitigation measure be determined
infeasible after consultation with the City of San Diego,
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the project proponent must supply evidence to the
District’s satisfaction to allow the project to proceed to
occupancy.

MM-C-TRA-7: Signalization of the Intersection of
16t Street and K Street. Prior to issuance of
occupancy permits, the project proponent shall provide
proof to the District of payment of a fair-share
contribution of 9 percent of the improvement costs to
install a traffic signal at the intersection of 16t Street
and K Street, per the recommendations on the
Downtown Community Plan. Installation of the traffic
signal will require approval from the City of San Diego.
Should this mitigation measure be determined
infeasible after consultation with the City of San Diego,
the project proponent must supply evidence to the
District’s satisfaction to allow the project to proceed to
occupancy.

MM-C-TRA-8: Signalization of 17t Street and G
Street Intersection. Prior to issuance of occupancy
permits, the project proponent shall provide proof to
the District of payment of a fair-share contribution of 2
percent of the improvement costs to install a traffic
signal at the intersection of 17t Street and G Street, per
the recommendations on the Downtown Community
Plan. Installation of the traffic signal will require
approval from the City of San Diego.

MM-C-TRA-9: Restriping Left-Turn Lane on ] Street.
Prior to issuance of occupancy permits, the project
proponent shall provide proof to the District of
payment of a fair-share contribution of 20 percent of
the improvement costs to restripe the northbound left-
turn lane along J Street at its intersection with 19t
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Street into a northbound left-turn and through-shared
lane, per the recommendations on the Downtown
Community Plan. Restriping of ] Street will require
approval from the City of San Diego. Should this
mitigation measure be determined infeasible after
consultation with the City of San Diego, the project
proponent must supply evidence to the District’s
satisfaction to allow the project to proceed to
occupancy.

Impact-C-TRA-6: Failing Freeway PS Implement MM-TRA-5, as described above. SuU
Mainline Segment during AM Peak
Hour under Near-Term Cumulative
Conditions: I-5 Northbound,
between Grape Street and First
Avenue. Operation of the proposed
project would worsen the existing V/C
ratio along northbound I-5 between
Grape Street and First Avenue, which
currently operates at LOS E, by 0.012
during the AM peak period.

Impact-C-TRA-7: Failing Roadway PS No feasible mitigation identified to improve operations. SuU
Segment - Harbor Drive between

Laurel Street and Hawthorne Street

(Future Year). Long-term operation

of the proposed project would worsen

conditions along Harbor Drive

between Laurel Street and Hawthorne

Street, which operates at an LOS F, by

increasing the V/C ratio by more than

0.01.

Impact-C-TRA-8: Failing PS 16t Street/F Street: no feasible mitigation identified to SU
Intersections in AM Peak Hour in improve operations
Future Year Cumulative Conditions:

16 Street/F Street; 15 Street/F Implement MM-C-TRA-4 and MM-C-TRA-8, as
Street; and 17t Street/G Street. described above.
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Operation of the proposed project
would worsen existing delays at failing
study area intersections during the AM
peak hour under Future Year
conditions as follows.
e 15t and F Streets - by more than

2.0 seconds (delay exceeds

calculation capacity of the traffic

analysis software)
e 16t and F Streets - 3.2 seconds
e 17t Street and G Street - by more

than 2.0 seconds (delay exceeds

calculation capacity of the traffic

analysis software)
Impact-C-TRA-9: Failing PS Front Street/Broadway: no feasible mitigation SuU
Intersections in PM Peak Hour in identified to improve operations
Future Year Cumulative Conditions: First Avenue/Broadway: no feasible mitigation
Front Street and Broadway; First identified to improve operations
Avenue and Broadway; 11t Avenue 11th Avenue/Broadway: no feasible mitigation
and Broadway; 11" Avenue and G identified to improve operations
Street; 11t Avenue and Market 11t Avenue/Market Street: no feasible mitigation
Street; Park Boulevard and G Street; identified to improve operations
13th Street and G Street; 14th Street . e

16t Street and K Street: no feasible mitigation

and G Street; 15t Street and F identified to improve o i
Street; 16th Street and G Street; 16th P perations
Street and K Street; Imperial
Avenue and 16t Street; and 17t Implement MM-C-TRA-4, MM-C-TRA-5, MM-C-TRA-7,
and G Streets. Operation of the and MM-C-TRA-8, as described above.
proposed project would worsen
existing delays at failing study area MM-C-TRA-10: New Travel Lane on G Street (1
intersections during the PM peak hour Percent Fair Share). Prior to issuance of occupancy
under Future Year conditions as permits, the project proponent shall provide proof to
follows. the District of payment of a fair-share contribution of 1
e Front Street and Broadway - 4.1 percent of the improvement costs to convert the on-

seconds street parking to a travel lane on G Street between 11t

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report S-114 ICF 518.16



San Diego Unified Port District

Executive Summary

Significance Significance
Before After
Issue Impact Mitigation  Mitigation Measure(s) Mitigation
e First Avenue and Broadway - 2.2 Avenue and 17t Street during the PM peak hour for
seconds impacts occurring at the intersection of 11t Avenue and
e 11th Avenue and Broadway - 4.4 G Streets, per the recommendations in the Downtown
seconds Community Plan. Conversion of on-street parking to a
e 11th Avenue and G Street - 5.0 travel lane will require approval from the City of San
seconds Diego. Should this mitigation measure be determined
e 11t Avenue and Market Street — infeasible after consultation with the City of San Diego,
11.4 seconds the proj,ect proponent must supply evidence to the
o Park Boulevard and G Street — 4.0 District’s satisfaction to allow the project to proceed to
occupancy.
seconds
e 13th Streetand G Street - 4.4
seconds MM-C-TRA-11: New Travel Lane on G Street (2
o 14t Street and G Street — 4.6 Percgnt Fair Sh.are). Prior to issuance of.occupancy
seconds permllts, Fhe project proponen.t shall prov1d§ prgof to
the District of payment of a fair-share contribution of 2
e 15% Streetand F Street - 51.8 percent of the improvement costs to convert the on-
seconds street parking to a travel lane on G Street between 11t
e 16™and G Street - 3.6 seconds Avenue and 17t Street during the PM peak hour for
e 16" Street and K Street - 15.7 impacts occurring at the intersection of Park Boulevard
seconds and G Street, per the recommendations in the
e Imperial Avenue and 16t Street - Downtown Community Plan. Conversion of on-street
46.2 seconds parking to a travel lane will require approval from the
e 17t and G Streets — more than 2.0 City of San Diego. Should this mitigation measure be
seconds (delay exceeds calculation determined infeasible after consultation with the City of
capacity of the traffic analysis San Diego, the project proponent must supply evidence
software) to the District’s satisfaction to allow the project to
proceed to occupancy.
MM-C-TRA-12: New Travel Lane on G Street (1
Percent Fair Share). Prior to issuance of occupancy
permits, the project proponent shall provide proof to
the District of payment of a fair-share contribution of 1
percent of the improvement costs to convert the on-
street parking to a travel lane on G Street between 11th
Avenue and 17t Street during the PM peak hour for
impacts occurring at the intersection of Park Boulevard
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and G Street, per the recommendations in the
Downtown Community Plan. Conversion of on-street
parking to a travel lane will require approval from the
City of San Diego. Should this mitigation measure be
determined infeasible after consultation with the City of
San Diego, the project proponent must supply evidence
to the District’s satisfaction to allow the project to
proceed to occupancy.

MM-C-TRA-13: New Travel Lane on G Street (3
Percent Fair Share). Prior to issuance of occupancy
permits, the project proponent shall provide proof to
the District of payment of a fair-share contribution of 3
percent of the improvement costs to convert the on-
street parking to a travel lane on G Street between 11t
Avenue and 17t Street during the PM peak hour for
impacts occurring at the intersection of Park Boulevard
and G Street, per the recommendations in the
Downtown Community Plan. Conversion of on-street
parking to a travel lane will require approval from the
City of San Diego. Should this mitigation measure be
determined infeasible after consultation with the City of
San Diego, the project proponent must supply evidence
to the District’s satisfaction to allow the project to
proceed to occupancy.

MM-C-TRA-14: Restripe Northbound and
Southbound Approaches to Imperial and 16t Street.
Prior to issuance of occupancy permits, the project
proponent shall provide proof to the District of
payment of a fair-share contribution of 18 percent of
the improvement costs to restripe the northbound and
southbound approaches to the intersection of Imperial
Avenue and 16t Street to include an exclusive right-
turn lane in each direction. Restriping of the
intersection will require approval from the City of San
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Diego. Should this mitigation measure be determined
infeasible after consultation with the City of San Diego,
the project proponent must supply evidence to the
District’s satisfaction to allow the project to proceed to
occupancy.

Impact-C-TRA-10: Failing Freeway PS
Mainline Segment during AM Peak
Hour under Future Year Cumulative
Conditions: I-5 Northbound,
between Grape Street and First
Avenue, First Avenue and SR-163, B
Street and SR-94, and SR-94 and
Imperial Avenue; and during the PM
Peak Hour I-5 Southbound between
First Avenue and SR-163 and B
Street and SR-94. Operation of the
proposed project would cause a
significant change in the V/C ratio (i.e,,
add more than 0.010 for LOS E or
0.005 for LOS F) along the following
northbound I-5 segments that are
projected to operate at LOS F during
the AM peak period.
e Between Grape Street and First
Avenue - 0.011
e Between First Avenue and SR-163
-0.012
e Between B Street and SR-94 -
0.012
e Between SR-94 and Imperial
Avenue - 0.010
In addition, the proposed project
would cause a significant change in the
V/C ratio along the following

Implement MM-C-TRA-5, as described above.

SU
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southbound I-5 segments that are

currently operating at LOS F.

e Between First Avenue and SR-163
-0.008

e Between B Street and SR-94 -
0.010

Impact-C-TRA-11: Cumulatively PS
Considerable Contribution to a
Cumulative Parking Impact.
Reasonably foreseeable future

projects are expected to contribute to
a parking deficit in the downtown
area. The proposed project’s
contribution to the cumulative parking
impact from past, present, and
reasonably foreseeable future projects
would be cumulatively considerable
and significant.

Implement MM-C-TRA-8, as described above.

SU

4.13 Tribal Cultural Resources

Project Impacts

Cause a
Substantial
Adverse Change
in the
Significance of a
Tribal Cultural
Resource,
Defined in
Public
Resources Code
Section 21074

Implementation of the proposed LS
project would not cause a substantial

adverse change in the significance of a

tribal cultural resource as defined in

Public Resources Code Section 21074.

No mitigation is required.

LS

Cumulative Impacts

The proposed project’s incremental contribution to cumulative tribal cultural resources impacts would not be cumulatively considerable.
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Section 4.14 Utilities and Energy Use
Project Impacts
Exceed Impact-UTIL-1: Construction of PS Implement MM-CUL-1 and MM-CUL-2 as described LS
Wastewater Utility Improvements Would above under Cultural Resources; MM-GEQ-1 as
Treatment Contribute to Impact-CUL-1, Impact- described above under Geology and Soils; and MM-HAZ-
Requirements CUL-2, Impact-GEO-1, Impact-GEO- 1 through MM-HAZ-4 as described above under
of the RWQCB; 2, and Impact-HAZ-1. As analyzed in Hazards and Hazardous Materials.
Inadequate Sections 4.4, Cultural Resources, 4.5,
Wastewater Geology and Soils, and 4.7, Hazards and
Treatment Hazardous Materials, the proposed
Capacity; or project would result in significant
Result in the impacts as identified by Impact-CUL-1,
Construction of  Impact-CUL-2, Impact-GEO-1, Impact-
New GEO-2, and Impact-HAZ-1.
Wastewater Construction of the various utility
Treatment improvements would be a component
Facilities or of the proposed project that would
Expansion of contribute to these significant impacts.
Existing As such, impacts from the construction
Facilities of the proposed utility improvements
would be considered significant.
Impact-UTIL-2: Insufficient Sewer PS MM-UTIL-1: Upsize the Existing West Harbor Drive LS
Capacity to Convey Project- Trunk Sewer Main to Accommodate Project-
Generated Wastewater. The Ballpark Generated Wastewater. Prior to occupancy and
Village project has a performance operation of the proposed market-rate hotel tower or
bond with the City to upsize the the lower-cost visitor-serving hotel, whichever is first,
existing West Harbor Drive trunk the project proponent shall upsize the existing 15-inch
sewer main from 15 inches to 30 trunk sewer main located at the intersection of West
inches, and the upsizing Harbor Drive and Park Boulevard to a 30-inch trunk
improvements are anticipated to be sewer main. The financing of the upsizing may include a
completed prior to construction of the cost-sharing agreement with one or more parties, or
proposed project. However, in the any other alternative means of financing to ensure that
event that upsizing of the existing 15- the upsizing occurs. Alternatively, the project
inch trunk sewer main does not occur, proponent may wait until the upgrades are completed
there would be insufficient capacity to by another entity to operate the market-rate hotel
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accommodate project-generated tower or the lower-cost visitor-serving hotel, whichever
wastewater. Therefore, due to the is ready for operation first. At no point shall the project
uncertainty surrounding the proponent operate one or both prior to the trunk sewer
implementation of the 15-inch trunk main being upsized.
sewer upsizing to 30 inches, which is
necessary to convey project-generated
wastewater, potential impacts are
considered to be significant.
Result in Implementation of the proposed LS No mitigation is required. LS
Insufficient project would not result in insufficient
Water Supplies;  water supplies from existing
or Result in the entitlements and resources, resulting
Construction of  in the need for new or expanded
New Water entitlements, nor would it require or
Treatment result in the construction of new water
Facilities or treatment facilities or expansion of
Expansion of existing facilities, the construction of
Existing which could cause significant
Facilities environmental effects.
Require the Impact-UTIL-1, as described above. PS Implement MM-CUL-1 and MM-CUL-2 as described LS
Construction of above under Cultural Resources; MM-GEO-1 as
New described above under Geology and Soils; and MM-HAZ-
Stormwater 1 through MM-HAZ-4 as described above under
Drainage Hazards and Hazardous Materials.
Facilities or
Expansion of
Existing
Facilities
Be Served by a Implementation of the proposed LS No mitigation is required. LS
Landfill with project would be served by a landfill
Sufficient with sufficient permitted capacity to
Permitted accommodate the project’s solid waste
Capacity to disposal needs, and would comply
Accommodate with federal, state, and local statutes
the Project’s and regulations related to solid waste.
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Solid Waste
Disposal Needs;
and Comply
with Federal,
State, and Local
Statutes and
Regulations
Related to Solid
Waste

Result in the
Wasteful,
Inefficient, or
Unnecessary
Use of Energy;
and Require or
Result in the
Construction of
New Energy
System
Infrastructure
or the
Expansion of
Existing
Infrastructure

Impact-UTIL-1, as described above. PS

Implement MM-CUL-1 and MM-CUL-2 as described LS
above under Cultural Resources; MM-GEO-1 as

described above under Geology and Soils; and MM-HAZ-

1 through MM-HAZ-4 as described above under

Hazards and Hazardous Materials.

Cumulative Impacts

Be Served by a
Landfill with
Sufficient
Permitted
Capacity to
Accommodate
the Project’s
Solid Waste
Disposal Needs;
and Comply

Impact-C-UTIL-1: The Proposed PS
Project Would Generate Solid Waste

that Would Exceed the City’s

Threshold. Operation of the proposed

project would generate an annual

amount of solid waste in excess of 60

tons, which would exceed the City’s

cumulative solid waste threshold.

MM-C-UTIL-1: Prepare a Waste Management Plan. LS
Prior to issuance of the construction permits, the

project proponent shall prepare a waste management

plan and submit the plan to the City’s Environmental

Services Department for approval. The plan shall

address the demolition, construction, and operation

phases of the proposed project as applicable, and shall

include the following.
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with Federal, 1. Atimeline for each of the main phases of the
State, and Local proposed plan and near-term improvements
Statutes and (construction and operation).
Regulations 2. Tons of waste anticipated to be generated
Related to Solid (construction and operation).
Waste 3. Type of waste to be generated (construction and
operation).
4. Description of how the proposed project will
reduce the generation of construction and
demolition (C&D) debris.
5. Description of how C&D material will be reused on
site.
6. The name and location of recycling, reuse, and
landfill facilities where recyclables and waste will
be taken if not reused on site.
7. Description of how the C&D waste will be separated
if a mixed C&D facility is not used for recycling.
8. Description of how the waste reduction and
recycling goals will be communicated to
subcontractors.
9. Description of how a “buy recycled” program for
green construction products will be incorporated
into the proposed project.
10. Description of any ISO3 or other certification, if any.
Notes: PS = Potentially significant; LS = Less than significant; NI = No Impact; SU = Significant and Unavoidable
3 ISO certification means there has been a commitment to reduce ongoing waste.
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Introduction

1.1 Project Overview

Fifth Avenue Landing, LLC (project proponent) is proposing a commercial and recreational bayside
redevelopment (project or proposed project) on approximately 18 acres (project site). The
proposed project includes landside (5 acres) and waterside (13 acres) development components, as
well as a Port Master Plan Amendment (PMPA) for Planning District 3, Centre City Embarcadero, to
change the allowable land and water uses on the project site. Future approvals of a Coastal
Development Permit (CDP), lease, and other minor entitlements to implement the proposed project
are also required.

The landside development components include a hotel, lower-cost visitor-serving hotel, a parking
structure, visitor-serving retail establishments, a new water transportation center (WTC) that would
operate the existing water transportation ferry and water taxi service, and several public spaces and
amenities, including an optional connecting pedestrian bridge from the hotel public access plaza to
the San Diego Convention Center (SDCC), park/plazas, and maintenance of the existing Embarcadero
Promenade. The waterside development components include a marina expansion with additional
slips to allow for both small and larger vessels to dock at the marina and the continued operation of
a water transportation ferry and water taxi service. The proposed project also includes offsite
infrastructure improvements that are needed to adequately serve the proposed project.

In addition to the project overview provided above, this chapter briefly discusses (1) the purpose of
the California Environmental Quality Act (CEQA) and this Draft Environmental Impact Report (EIR),
(2) the intended uses for this Draft EIR, (3) the scope and content of this Draft EIR, and (4) the
organization of this Draft EIR.

1.2 Purpose of the California Environmental Quality
Act and the Environmental Impact Report

This Draft EIR evaluates the environmental effects of the proposed project and has been prepared in
compliance with CEQA (Public Resources Code Section 21000 et seq.) and the State CEQA Guidelines
(California Code of Regulations, Title 14, Section 15000 et seq.). This Draft EIR has also been
prepared in compliance with the San Diego Unified Port District (District) Guidelines for Compliance
with CEQA (Resolution 97-191).

CEQA was enacted by the California legislature in 1970. As noted under State CEQA Guidelines
Section 15002, CEQA has four basic purposes:

1. Inform governmental decision-makers and the public about the potential significant
environmental effects of proposed activities.

2. ldentify the ways in which environmental damage can be avoided or significantly reduced.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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3. Prevent significant, avoidable damage to the environment by requiring changes in projects
through the use of alternatives or mitigation measures when the governmental agency finds the
changes to be feasible.

4. Disclose to the public the reasons why a governmental agency approved the project in the
manner the agency chose if significant environmental effects are involved.

An EIR is an informational document, the purpose of which is to inform members of the public and
agency decision-makers of the significant environmental effects of a proposed project, identify
feasible ways to reduce the significant effects of the proposed project, and describe a reasonable
range of feasible alternatives to the project that would reduce one or more significant effects and
still meet the proposed project’s objectives. In instances where significant impacts cannot be
avoided or mitigated, the proposed project may nonetheless be carried out or approved if the
approving agency finds that economic, legal, social, technological, or other benefits outweigh the
unavoidable significant environmental impacts.

1.3 Intended Uses of the Environmental Impact
Report

This section discusses the intended uses for this Draft EIR and includes (1) a list of agencies that
would be expected to use this Draft EIR for decision-making, (2) a list of required permits and other
approvals that would be required to implement the proposed project, and (3) an explanation of the
project-level analyses contained within this EIR. Environmental review and consultation
requirements under federal, State, or local laws, regulations, or policies that are in addition to CEQA
are discussed in the applicable individual resource sections within Chapter 4, Environmental
Analysis.

1.3.1 Agencies Expected to Use this Environmental Impact
Report

The District is the CEQA lead agency, as defined under State CEQA Guidelines Section 15050,
because it has principal responsibility for approving the proposed project. As the lead agency, the
District also has primary responsibility for complying with CEQA. As such, the District has analyzed
the environmental effects of the proposed project; the results of that analysis are presented in this
Draft EIR. The Board of Port Commissioners (Board), in its role as the decision-making body of the
District, is responsible for certifying the Final EIR and approving the Findings of Fact and Statement
of Overriding Considerations pursuant to Sections 15090-15093 of the State CEQA Guidelines prior
to project approval. The Board is also responsible for approval of the PMPA, CDP, and lease. If the
Board approves the PMPA, the Coastal Commission will then consider whether to certify the PMPA.
The Coastal Commission, as a CEQA responsible agency, would use the EIR in making its decision
whether to certify the PMPA. If the PMPA is fully certified by the Coastal Commission, the Board
would consider approval of an appealable CDP and lease, which would allow the District to issue the
CDP and give the project proponent property rights, respectively, allowing the proposed project to
proceed to construction. In addition, if 110 parking spaces become available in the SDCC parking
garage (there currently are no unencumbered parking spaces in that garage) and the Board chooses
to allow the project proponent to use those parking spaces, the Board would need to approve a
potential amendment to an existing Convention Center Management Agreement (District Document
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No. 37944; Management Agreement) for the SDCC by and between the City of San Diego (City) and
the District for the proposed use of 110 offsite parking spaces within the SDCC garage.

The City would consider the proposed project as it relates to the issuance of ministerial permits,
such as building permits for the construction of structures and grading permits, and perhaps a
future amendment to an existing Management Agreement with the District for the proposed use of
110 offsite parking spaces within the SDCC garage. In addition, the proposed optional connecting
bridge from the hotel public access plaza to the SDCC would require potential concurrence of the
City and an amendment to the existing Management Agreement (District Document No. 37944)
prior to implementation. Because an amendment to the Management Agreement would be a
discretionary action, the City is considered a responsible agency under CEQA.

The California State Lands Commission (CSLC) is a trustee agency, as defined in State CEQA
Guidelines Section 15386. CSLC may have an interest in the proposed project; however, CSLC would
not issue approvals or permits that would be required to implement the proposed project.

Table 1-1 provides a summary list of the approvals and permits that would be required.

Table 1-1. List of Required Discretionary Actions

Discretionary Action Agency
Certification of Final EIR District
Adoption of Mitigation Monitoring and Reporting Program District
Adoption of Findings of Fact District
Adoption of Statement of Overriding Considerations District
Approval and adoption of the PMPA District

Certification of, and final action on, the PMPA
Authorization for issuance of a CDP

Approval of new lease agreements

Concept approval of the Fifth Avenue Landing project

Agreement to allow for the optional connecting bridge to the
SDCC

Issuance of Resource Agency Permits

Coastal Commission
District
District
District

District, City of San Diego

U.S. Army Corps of Engineers, Regional
Water Quality Control Board, California
Department of Fish and Wildlife

1.4 Scope and Content of the Draft Environmental

Impact Report

As the CEQA lead agency, the District is responsible for determining the scope and content of this
Draft EIR, a process referred to as scoping. As part of the scoping process, the District considered the
environmental resources present on site and in the surrounding area and identified the probable
environmental effects of the proposed project. On August 18, 2016, the District posted a Notice of
Preparation (NOP) with the County Clerk in accordance with Section 15082 of the State CEQA
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Guidelines. The 30-day public review period for the NOP began on August 18, 2016, and ended on
September 16, 2016. The NOP and notices of the NOP availability were mailed to public agencies,
organizations, and other interested individuals to solicit their comments on the scope and content of
the environmental analysis. The District also held a public scoping meeting on September 7, 2016, at
the District’s Administration Building at 3165 Pacific Highway, San Diego, CA, 92101.

Comments received in response to the NOP were used to determine the scope of this Draft EIR. The
comments are summarized in Table 1-2 below. Based on the District’s preliminary evaluation of the
probable effects of the proposed project and a thorough review of the comments on the NOP, the
Draft EIR analyzes effects associated with the following resources.

e Aesthetics and Visual Resources

e Air Quality and Health Risk

e Biological Resources

e  Cultural Resources

e Geology and Soils

e Greenhouse Gas Emissions and Climate Change
e Hazards and Hazardous Materials

e Hydrology and Water Quality

e Land Use and Planning

¢ Noise and Vibration

e Public Services and Recreation

e Transportation, Circulation, and Parking
e Tribal Cultural Resources

e Utilities and Energy Use

There are no agricultural, forestry, or mineral resources on site; therefore, the proposed project
would not have an adverse effect on any of these resources. In addition, the proposed project would
not have a significant adverse effect on population or housing. Chapter 6, Additional Consequences of
Project Implementation, includes a brief analysis as to why impacts on agricultural and forestry
resources, mineral resources, and population and housing would not be significant, as discussed in
the NOP, which is included as Appendix A of this Draft EIR.

14.1 Comments Received in Response to the Notice of
Preparation

Several specific environmental issues were raised in the comments on the NOP. A summary of these
comments and the sections where they are addressed in this Draft EIR are provided in Table 1-2.
Only comments that pertain to the environmental scope of this Draft EIR are summarized. Copies of
all NOP comment letters are provided in Appendix B of this Draft EIR, and the NOP is included as
Appendix A.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Table 1-2. Summary of NOP Comments Received

Chapter 1. Introduction

Commenter

Environmental Topic(s)

Location Where
Addressed in this Draft
EIR

Federal

National Oceanic and

Requests consultation with the National

Section 4.3, Biological

Atmospheric Oceanic and Atmospheric Association regarding Resources
Association, Eric the increased overwater coverage and
Chavez applicable avoidance, minimization, and
offsetting measures.
State
State of California, Provides SCH# 2016081053 and notes which N/A
Governor’s Office of state agencies received a copy of the NOP
Planning and
Research, State
Clearinghouse and
Planning Unit (SCH),
August 18,2016
California State Lands  Requests copies of the Draft and Final EIR. N/A

Commission, Reid
Boggiano, Public Land
Management
Specialist, August 23,
2016

State of California
Natural Resources
Agency, Department
of Fish and Wildlife,
Gail K. Sevrens,
Environmental
Program Manager,
South Coast Region,
September 16, 2016

Clearly identify marine species and habitats
currently on the project site and alternative
sites. The potential impacts on these species
and habitats should be analyzed, and potential
mitigation measures should be identified to
reduce predicted impacts on protected and
sensitive species. The project should avoid
impacts and minimize potential unavoidable
impacts. The loss of sensitive habitat will
require appropriate compensation.

Surveys should be conducted at the appropriate
time of year.

Conduct a breakwater habitat analysis and a
habitat shading impacts analysis and include
mitigation measures and an analysis of
alternatives.

Analyze potential impacts on eelgrass and
Caulerpa taxifolia. Surveys and any necessary
mitigation should be done in accordance with
the California Eelgrass Mitigation Policy.

The Draft EIR should include an analysis of
impacts associated with pile driving. The
Department recommends the use of non-toxic
piles and soft start pile driving conservation
measures.

Section 4.3, Biological
Resources

Appendix E-1, Marine
Taxonomic Services,
Marine Biological Survey

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources
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Commenter

Environmental Topic(s)

Location Where
Addressed in this Draft
EIR

A vibratory hammer should be used to install
piles, when possible. If impact or jetting
hammers are required, the pile should be
driven as deep as possible with the vibratory
hammer before use of the other methods.

Silt curtains or other appropriate methods
should be used to avoid or minimize siltation,
re-suspended contaminants, and turbidity
plumes from moving off site.

Include measures that avoid impacts on the
fully protected California least tern. Pile driving
should occur outside the California least tern
breeding and nesting season.

Use non-reflective glass and other avian-
friendly designs to avoid potential avian
collisions.

Use avian-friendly lighting fixture designs and
lighting standards.

Include a complete discussion of the purpose
and need for, and description of, the proposed
project, including all staging areas and access
route to the construction and staging areas.

Include a range of feasible alternatives that
avoid or minimize potential impacts on
biological resources.

Include a discussion of potential adverse
impacts on biological resources from lighting,
noise, and human activity.

Include a discussion regarding indirect project
impacts on biological resources.

Analyze conflicts with the zoning of areas for
development projects or other uses that are
nearby or adjacent to natural areas that may
inadvertently contribute to wildlife-human
interactions.

Analyze cumulative effects from past, present,
and future projects.

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 3, Project
Description

Chapter 7, Alternatives to
the Proposed Project

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.3, Biological
Resources

Section 4.9, Land Use and
Planning

Chapter 5, Cumulative
Impacts

California Department

Identify the current or historic uses as the

Section 4.7, Hazards and

of Toxic Substances project site that may have resulted in a release Hazardous Materials
Control, Kelly of hazardous wastes/substances and discuss
Laliberte, September whether a Phase | Environmental Site
6,2016 Assessment might be required.
Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Commenter

Environmental Topic(s)

Location Where
Addressed in this Draft
EIR

Native American
Heritage Commission

Determine whether there are historical
resources within the area of project effect
(APE), and if the project will cause a substantial
adverse change in the significance of a
historical resource. Comply with AB 52 and

SB 18, as appropriate. Adequately assess the
existence and significance of tribal cultural
resources and plan for avoidance, preservation
in place, or, barring both, mitigation of project-
related impacts on tribal cultural resources.

Section 4.4, Cultural
Resources

Section 4.13, Tribal
Cultural Resources

Regional

San Diego Association
of Governments
(SANDAG), Susan
Baldwin, Senior
Regional Planner,
September 15, 2016

Include public transportation routes and
services in plan documents and facilitate access
to them.

Integrate additional Transportation Demand
Management strategies, which could serve as
mitigation measures.

Consider a number of additional SANDAG
resources as provided in the letter.

Chapter 3, Project
Description

Section 4.12,
Transportation,
Circulation, and Parking
Appendix K-1,
Transportation Impact
Analysis

Section 4.12,
Transportation,
Circulation, and Parking
Appendix K-1,
Transportation Impact
Analysis

Section 4.12,
Transportation,
Circulation, and Parking
Appendix K-1,
Transportation Impact
Analysis

Organizations

San Diego County
Archaeological
Society,
Environmental
Review Committee,
James W Royale, Jr.,
Chairperson,
September 1, 2016

Request copies of the Draft EIR and the
Archaeological technical report when it
becomes available for public review.

N/A

San Diego Convention
Center Corporation,
Clifford Rippetoe,
CEO, September 13,
2016

Conduct a transportation study to evaluate
impacts on the successful delivery of freight
and equipment for trade shows, etc. at SDCC.
Convention Way is the only ingress and egress
for the docks that serve the SDCC. Impacts on
the roadway could decrease the more than 150
events held at SDCC annually.

Section 4.12,
Transportation,
Circulation, and Parking
Appendix K-1,
Transportation Impact
Analysis
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Location Where

Addressed in this Draft
Commenter Environmental Topic(s) EIR
Limiting the ingress/egress could decrease the  Section 4.12,
net Return on Investment from direct activity at  Transportation,
SDCC. Circulation, and Parking
Appendix K-1,
Transportation Impact
Analysis
Conduct a study on pedestrian safety and Chapter 3, Project
requests a conversation on the design and Description and Section
safety elements of the proposed optional 4.12, Transportation,
connecting pedestrian bridge. Circulation, and Parking
Appendix K-1,
Transportation Impact
Analysis
Analyze the project’s effect on a future solar N/A
energy installation at SDCC. In the absence of a
study, SDCC requests relief from the
requirement for the solar array, prior to
approval of this project.
The SDCC recommends that a joint project be Chapter 7, Alternatives to
considered for this property that addresses all the Proposed Project
concerns. Recommend a contiguous SDCC
expansion with a hotel built above it.
Individuals
Mark G. Stephens, Accurately reflect current circumstances, Section 4.1, Aesthetics and
AICP applicable plans, and adverse effects related to Visual Resources and

the public access components and existing
views in the Draft EIR. Include analysis of visual
impacts on existing viewshed and the historic
0ld Rowing Club.

Assess the project impacts in context of the
California Coastal Act policies and the
increasingly intensively developing onshore
lease space.

Section 4.4, Cultural
Resources

Section 4.9, Land Use and
Planning
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Commenter

Environmental Topic(s)

Location Where
Addressed in this Draft
EIR

Assess project impacts on pending or ongoing
projects in the general vicinity of the project
site, including Navy Broadway Complex, the
District’s Central Embarcadero Development
Project (Seaport Village and surrounding area),
Phase III Convention Center Expansion (while
not currently progressing, it is still an approved
project) and second Hilton San Diego Bayfront
tower, Tenth Avenue Marine Terminal
redevelopment projects, the San Diego
Chargers’ proposed Stadium and Convention
facilities in East Village, Convention Center
major maintenance repairs, a San Diego
Symphony permanent facility at South
Embarcadero Park (displacing more public
park green space), Ballpark Village, Cisterra
Development Project, and many other projects,
including numerous additional Downtown
hotels.

Evaluate alternatives that address:
substantially reducing building heights,
footprints, and square footages; alternative
locations, such as private land Downtown
(which would be far more appropriate for a
major high-rise structure), or in the Chula Vista
bayfront area (which has much more
developable land available, reducing the need
for such a tall structure, and the City of Chula
Vista and the District have been trying to
attract a significant hotel project there for many
years); and alternative uses of this proposed
site that would complement rather than clash
with the surrounding community.

Chapter 5, Cumulative
Impacts

Chapter 7, Alternatives to
the Proposed Project
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1.5 Organization of the Draft EIR

The content and format of this Draft EIR are designed to meet the requirements of CEQA and State
CEQA Guidelines Article 9. Table 1-3 summarizes the organization and content of the Draft EIR.

Chapter 1. Introduction

Table 1-3. Document Organization and CEQA Requirements

Draft EIR Chapter

Contents

Summary

Chapter 1
Introduction

Chapter 2
Environmental Setting

Chapter 3
Project Description

Chapter 4
Environmental
Analysis

Chapter 5
Cumulative Impacts

Includes a brief summary of the proposed project; identifies each
significant effect, including proposed mitigation measures and alternatives
to reduce or avoid the effect; identifies the areas of controversy known to
the lead agency, including issues raised by agencies and the public; and
summarizes the issues to be resolved, including the choice among
alternatives and whether or how to mitigate the significant effects (State
CEQA Guidelines Section 15123).

Discusses the purpose of CEQA and this Draft EIR, the scope and content of
this Draft EIR, the organization of this Draft EIR, and the intended uses for
this Draft EIR (State CEQA Guidelines Section 15124(d)).

Describes the overall existing physical conditions in the vicinity of the
proposed project when the analysis was initiated. In addition, the specific
existing conditions for each resource area are described in the applicable
resource section in Chapter 4, Environmental Analysis (State CEQA
Guidelines Section 15125).

Contains both a map of the precise location and boundaries of the
proposed project and its location relative to the region, lists the proposed
project’s central objectives and underlying purpose, and provides a
detailed description of the proposed project’s characteristics (State CEQA
Guidelines Section 15124(a), (b), and (c)).

Describes the existing physical conditions for each resource area, lists the
applicable laws and regulations germane to the specific resource, describes
the impact assessment methodology, lists the criteria for determining
whether an impact is significant, identifies the direct and indirect
significant impacts that would result from implementation of the proposed
project, and lists feasible mitigation measures that would eliminate or
reduce the identified significant impacts (State CEQA Guidelines Sections
15125-15126.4).

Defines the cumulative study area for each resource; identifies past,
present, and reasonably foreseeable future projects with related impacts
within each study area; and evaluates the contribution of the proposed
project to a cumulatively significant impact. This chapter also lists feasible
mitigation measures that would eliminate or reduce the identified
significant cumulative impacts (State CEQA Guidelines Section 15130).

Chapter 6 Discusses the way the proposed project could foster economic or
Additional population growth, either directly or indirectly, in the surrounding
Consequences of environment; describes the significant irreversible changes associated
Project with the proposed project’s implementation; and provides a brief
Implementation discussion of the environmental resource impacts that were found to be

not significant during preparation of this Draft EIR (State CEQA Guidelines
Sections 15126.2(c) and (d), 15127, and 15128).
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Draft EIR Chapter Contents

Chapter 7 Describes a reasonable range of alternatives to the proposed project,

Alternatives to the including the No-Project Alternative; compares and contrasts the

Proposed Project significant environmental impacts of alternatives to the proposed project;
and identifies the environmentally superior alternative (State CEQA
Guidelines Section 15126.6).

Chapter 8 Lists the individuals and agencies involved in preparing this Draft EIR

List of Preparers and
Agencies Consulted

Chapter 9
References

Acronyms and
Abbreviations

Appendices

(State CEQA Guidelines Section 15129).

Provides a comprehensive listing by chapter of all references cited in this
Draft EIR (State CEQA Guidelines Section 15148).

A list of acronyms and abbreviations is provided for the reader’s reference
immediately following the list of tables and figures in the Table of
Contents.

Present additional background information and technical detail for several
of the resource areas.
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Chapter 2
Environmental Setting

2.1 Introduction

This chapter provides a description of the overall physical environmental conditions in the vicinity
of the project, from both a local and regional perspective, as they existed at the time the Notice of
Preparation was published.! Resource-specific existing conditions are provided within each
individual resource section of Chapter 4, Environmental Analysis. Chapter 4 also describes
consistencies with applicable plans.2

2.2 Background Setting

2.2.1 District

The mission of the San Diego Unified Port District (District) is to protect, promote, and facilitate
tidelands resources by providing economic vitality and community benefit through a balanced
approach to maritime industry, tourism, water and land recreation, environmental stewardship, and
public safety. The District was created with the San Diego Unified Port District Act (Port Act),
adopted by the California State Legislature in 1962, as amended. The Port Act was enacted
consistent with the Public Trust Doctrine and states that tidelands and submerged lands
(collectively, Tidelands) are to be used only for statewide public purposes. To this end, the District is
charged with management of the Tidelands and diverse waterfront uses along San Diego Bay (Bay)
that promote commerce, navigation, fisheries, recreation, and conservation on the granted
Tidelands. The project site is on land that is within the District’s jurisdiction and the District has
regulatory duties and proprietary responsibilities over the site. The land has been leased from the
District to Fifth Avenue Landing, LLC, the project proponent, since 1984.

2.2.2 Fifth Avenue Landing

The project site, commonly known as Fifth Avenue Landing, is currently a superyacht marina and
transient berthing facility located in downtown San Diego, adjacent to the San Diego Convention
Center (SDCC). The area around Fifth Avenue Landing has been developed for more than a century.
In 1900, the San Diego Rowing Club (SDRC) constructed a clubhouse on the Pacific Coast Steamship

1 State CEQA Guidelines Section 15125 states that an EIR must include “a description of the physical environmental
conditions in the vicinity of the project, as they exist at the time the notice of preparation is published, or if no
notice of preparation is published, at the time environmental analysis is commenced, from both a local and regional
perspective. This environmental setting will normally constitute the baseline physical conditions by which a lead
agency determines whether an impact is significant. The description of the environmental setting shall be no longer
than is necessary to an understanding of the significant effects of the proposed project and its alternatives”
(emphasis added).

2 For example, Section 4.2, Air Quality and Health Risk, contains a project consistency analysis with the applicable
air quality plans.
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Company wharfs, which became a leading focal point of recreational activity in the city of San Diego
(City). By 1906, the San Diego Lumber Company and the Pacific Coast Steamship Company had built
substantial wharfs into the bay that extended into the project area. The City constructed and
operated a garbage incinerator sometime between 1906 and 1921 on land formed of trash deposits
and dredged fill material, which gradually expanded the shoreline nearer to the project site (District
2012; Seymour 2013).

From 1984 to 2001, the site was used for marine construction and dredging operations by R.E. Staite
Engineering. When the SDCC Phase II Expansion was completed in September 2001, R.E. Staite
Engineering vacated the property and all associated industrial equipment was removed (SDCC
2016).In 2010, the original leasehold held by Fifth Avenue Landing, LLC was split into two premises
and the District entered into two leases—the Amended, Restated and Combined (ARC) Lease with
the SDCC Corporation for the SDCC Phase III Expansion site and the Water Transportation Center
(WTC) Lease with Fifth Avenue Landing, LLC for the continued operation of a WTC and marina. The
leasehold term of the ARC Lease is consistent with the original 1984 Fifth Avenue Landing lease and
expires on June 30, 2024. The WTC Lease commenced on May 7, 2010, for a period of 20 years, with
up to two additional terms of 5 years, for a total maximum term of 30 years, and includes both
landside and waterside facilities operated by Fifth Avenue Landing, LLC on the leasehold premises
adjacent to the ARC Lease premises. In 2007, Fifth Avenue Landing proposed a hotel project known
as the Spinnaker Hotel, which was a 250-room hotel that was identified in the certified Port Master
Plan (PMP) at that time. The Spinnaker Hotel did not go forward and was not built.

In 2015, the SDCC Corporation transferred the ARC Lease to Fifth Avenue Landing, LLC. Paragraph
50(a) of the ARC Lease provides Fifth Avenue Landing, LLC will submit an application to the District
for a PMP Amendment (PMPA) to allow for a hotel with greater than 400 rooms, banquet and
conference rooms, ballroom, restaurants, cocktail lounges, and retail shops. The ARC Lease also
specifies that the proposal must include parking in accordance with the District’s published parking
standards, a public park/plaza of approximately 1 acre, a public promenade along the waterfront,
pedestrian bridge(s), and a public observation terrace, and must also interface with the existing
WTC (ARC Lease, Para 50(a)). The proposed hotel must also meet or exceed the service quality of
standard of the Hilton San Diego Bayfront, Marriott Marquis San Diego Hotel & Marina, and
Manchester Grand Hyatt hotels (ARC Lease, Para 50(a)).

The ARC Lease premises/project site are currently being used for surface parking, staging, and
special events associated with SDCC. The marina at Fifth Avenue Landing currently allows docking
for superyachts up to 300 feet, and each berth has blackwater pumpout capabilities and shore
power connection.

2.3  Existing Setting

2.3.1 Location

The proposed project would be located in downtown San Diego within the District’s jurisdiction on
an 18-acre project site, which consists of 5 landside acres south of Harbor Drive and the SDCC and
west of the existing Hilton San Diego Bayfront Hotel and 13 waterside acres of San Diego Bay east of
Embarcadero Marina Park South. The waterside portion of the project site is approximately 350 feet
and the landside approximately 1,000 feet from the 96-acre Tenth Avenue Marine Terminal, an
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omni-terminal that handles refrigerated containers, dry bulk, liquid bulk, and general cargo
immediately southeast of the Hilton San Diego Bayfront Hotel. The Bay is southwest of the project
site, and the City of Coronado is across the Bay approximately 0.6 mile to the southwest. The San
Diego International Airport (SDIA) is approximately 2 miles to the northwest. Regional vehicle
access to the project site is available from Interstate (I-) 5 and State Route (SR-) 94 to the east and
SR-163 to the north. Several freeway ramps are within 1 mile of the project site. The site is also
within proximity to rail, with the closest trolley stop, Gaslamp Quarter Station, approximately 900
feet across Harbor Drive to the north and Santa Fe Depot less than 1 mile to the northwest. Figure 2-
1 shows the regional location and access to the project site.

2.3.1.1 Project Boundaries

The project site is situated immediately south and southwest of the SDCC. Its northeasterly
boundary extends to Convention Way, which is adjacent to the existing SDCC; its southeasterly
boundary extends to the existing park, which is part of the Hilton San Diego Bayfront Hotel
premises; its southwesterly boundary extends into the Bay (for the marina); and its northern
boundary extends to Marina Park Way and Convention Way. The project site includes the existing
marina, which is currently used by marina customers and their recreational vessels, as well as the
existing water transportation ferry service. Figure 2-2 provides the precise location and boundaries
of the project site.

2.3.2 Existing Land and Water Use Designations

The project site occupies land and water that is under the jurisdiction of the District within the City.
The District’s PMP governs the uses on Tidelands that the State Legislature has granted to the
District, as trustee, and for which the District has regulatory duties and proprietary responsibilities.
The PMP establishes ten planning districts covering approximately 5,500 acres of District
jurisdiction. The project site is in the Centre City Embarcadero Planning District (Planning District
3), within the Marina Zone and Convention Way Basin Subareas of the PMP (Subareas 35 and 36,
respectively). The planning district encompasses approximately 434 acres and contains a balanced
distribution of commercial, industrial, public recreation, and public facility uses. The landside
portion of the project site is currently designated in the PMP for commercial recreation, park/plaza,
and promenade uses, while the waterside portion of the site is designated for recreational boat
berthing, specialized berthing, and ship navigation corridor, as shown on Figure 2-3.

Project staging and construction laydown would be provided at the project site. Construction
parking would occur off site at Tailgate Park located at 1299 Imperial Avenue and/or the Economy
Lot at the San Diego International Airport, located at 3365 Admiral Borland Way. Shuttles would be
used to transport the construction workers to the project site. All proposed staging areas are paved
or heavily disturbed with no existing vegetation.

2.3.3 Previous Site Entitlements/Approvals

The project site is partially located within the boundaries of a previously approved PMPA for the
SDCC Phase III Expansion. As specified in the PMPA, the SDCC Phase III Expansion and the area that
comprises its boundaries include the following features.

e Upto 400,000 square feet of exhibit area, meeting rooms, and ballrooms.

e Upto 560,000 square feet of support spaces.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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e Up to approximately 15,000 square feet of visitor-serving uses.
e Infrastructure upgrades.

e Landscape improvements.

e Realignment of Convention Way (bayward).

e A 5-acre public rooftop park/plaza on top of the expansion.

The EIR was certified and the PMPA was approved by the District Board in September 2012. The
PMPA was certified by the Coastal Commission in October 2013. As mentioned above, in 2015, the
SDCC Corporation transferred the ARC Lease to Fifth Avenue Landing, LLC. In January 2016, Fifth
Avenue Landing submitted its application to the District for the proposed project. The FAL project
was presented to the Board for preliminary project review on March 8, 2016. At that time, the Board
authorized staff to commence the environmental review process for the proposed project.

2.4  Surrounding Conditions

The project site is in an area that supports a mixture of commercial, industrial, recreational,
residential, civic, and marine-related land uses. Surrounding land and water use designations
include commercial recreation, recreational boat berthing, industrial specialized berthing, ship
navigation corridor, marine terminal, marine-related industrial, terminal berthing, fueling dock, and
park/plaza.

Land uses north of the project site include commercial uses, transit, roadways, and a few high-rise
residential uses across Harbor Drive (i.e., two towers of the Harbor Club Condominiums).
Convention Way establishes the northeasterly boundary of the site, with the SDCC, Harbor Drive,
and the Metropolitan Transit System’s San Diego Trolley tracks and BNSF tracks beyond Convention
Way to the north and northeast. Other uses northwest of the project site include the Marriott
Marquis San Diego Marina.

Land uses to the south and southeast of the project site include commercial and industrial uses. The
30-story, 1,190-room existing Hilton San Diego Bayfront Hotel sits adjacent to the southeastern
boundary of the site. The Tenth Avenue Marine Terminal, an operational maritime omni-terminal,
abuts the southeastern boundary of the existing Hilton San Diego Bayfront Hotel, approximately 350
south of the proposed marina expansion (Phase 2). The marine terminal covers a total of 96 acres.

The Bay borders the project site to the west and southwest. Beyond the ferry landing and docking
area is Joe’s Crab Shack, a waterfront seafood restaurant utilizing the San Diego Rowing Club
building—which is listed on the National Register of Historic Places. Adjacent to the restaurant is
the District’'s Embarcadero Marina Park South, which offers both active and passive recreational
opportunities and also serves as the venue of the San Diego Symphony’s Summer Pops concert
series.

The Embarcadero Promenade, a public waterfront promenade, abuts the Bay southwest of the
project site, and a public access way (the Skywalk) that crosses over the SDCC connects Harbor
Drive and the Embarcadero Promenade. Additionally, the portion of San Diego Bay adjacent to the
western portion of the site supports the Marriott Marquis San Diego Marina, an approximately 450-
slip public marina used for yacht and sailboat docking. Embarcadero Marina Park North also lies
west of the project site, just beyond the Marriott Marquis San Diego Marina.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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2.5 Existing Site Conditions

The 18-acre project site consists of landside and waterside areas. Topographically, the landside
portion of the project site is relatively flat and slopes from northeast to southeast and west at a
slope of less than 1% (District 2012). The landside surface elevation of the site ranges from
approximately 9 feet above mean sea level (AMSL) at the northeastern boundary of the site to 5 feet
AMSL at its southwestern boundary.

The landside portion of the project site is composed of paved, developed, and landscaped areas and
includes: an approximately 0.75-acre paved parking lot containing 25 parking spaces; the WTC
ticket booth; an approximately 2-acre second parking lot containing approximately 278 parking
spaces that serves as truck storage and ancillary parking for the SDCC; a temporary mobile trailer
office; a portion of the Embarcadero Promenade; a public bathroom; 30,300 square feet of park
area; and local access routes that include the intersection of Convention Way and Marina Park Way
(see Figure 2-4). As discussed in Section 4.3, Biological Resources, the landside portion of the project
site does not support any native or sensitive vegetation, but does include trees and other
ornamental plantings.

The waterside portion of the project site is part of the Bay and includes an existing 12-slip marina
for yacht and sailboat docking, ferry landing, and on-call water transportation services. As discussed
in Section 4.3, Biological Resources, the marine habitat types include unvegetated soft bottom,
vegetated soft bottom, docks and piles, armored rocky bottom, intertidal rip-rap and seawall, and
open water.

Table 2-1 provides a list of the existing landside and waterside conditions on the project site.
Existing utilities, including electrical lines, wastewater and water pipes, storm drain facilities, and
sewer mains, are discussed in Section 4.14, Utilities and Energy. Existing storm drains are also
discussed in Section 4.8, Hydrology and Water Quality.

Table 2-1. Existing Site Conditions

Portion of

Project Site Area Description of Existing Land Uses

Landside 5 acres Includes WTC ticket booth, associated 25-space public parking lot, a
public restroom, a second paved multi-use lot servicing the SDCC that
when not in use is temporarily converted to up to 278 parking spaces, a
segment of the Embarcadero Promenade, and 30,300 square feet of park
area.

Waterside 13 acres Includes a marina consisting of 12 vessel slips for yacht and sailboat
docking, a water transportation ferry service, and on-call water
transportation services (i.e., water taxi).

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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2.6  Existing Operational Conditions

The project site is currently utilized as a parking lot, public park, WTC, and marina. The WTC also
includes a yacht and sailboat docking area and a ferry landing that is used by the Flagship San Diego
Harbor Excursion, which operates a daily water transportation ferry service and water taxi, an on-
call water transportation service along the Bay. One employee currently works on site to staff the
WTC. In 2015, the ferry service transported approximately 290,000 passengers and in 2016 it
transported approximately 222,672 passengers. The water taxi service is a pre-arranged service
that provides transportation throughout the Bay to groups of no less than 20 people. The service is
typically only used a few times per year (Palermo pers. comm.).

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Chapter 3
Project Description

3.1 Introduction

Fifth Avenue Landing, LLC, as the project proponent, is proposing a commercial and recreational
bayside redevelopment on approximately 18 acres (approximately 784,100 square feet) (project or
proposed project). As proposed, the project would include construction and operation of the
following.

e An 850-room, approximately 498-foot-high, 44-story, market-rate hotel tower.

e Approximately 55,583 square feet of meeting space.

e Up to 565-bed approximately 82-foot-high, 5-story, lower-cost, visitor-serving hotel.

e Approximately 6,000 square feet of retail development along the Embarcadero Promenade.

e Approximately 1.96 acres (85,490 square feet) of public plaza and park areas throughout the
project site, which would replace 0.7 acre (30,300 square feet) of public park/plaza located
within the area proposed for the lower-cost, visitor-serving hotel.

e Approximately 263 onsite parking spaces (combination of striped and valet parking spaces).

e A two-phase expanded marina with up to 50 new slips (approximately 23 slips in Phase [ and 27
slips in Phase II) that, combined with the existing 12 slips, would total up to 62 slips.

e An optional connecting bridge from the hotel rooftop public plaza and park area to the San
Diego Convention Center (SDCC) that would require potential concurrence of the City of San
Diego (City) and an amendment to the existing Convention Center Management Agreement for
the SDCC by and between the City of San Diego and the District (District Document No. 37944)
(Management Agreement) prior to implementation.

This chapter’s contents include the project need and purpose, project objectives, project description,
and necessary project approvals. A detailed description of the project site location and existing
conditions is provided in Chapter 2, Environmental Setting, which includes a location map provided
as Figure 2-2.

The project was presented to the Board for preliminary project review on March 8, 2016. At that
time, the Board authorized staff to commence the environmental review process.

3.2 Project Need and Purpose

The District’s 2012-2017 COMPASS Strategic Plan establishes the goal of providing a “vibrant
waterfront destination where residents and visitors converge.” Currently, the Centre City
Embarcadero (Embarcadero) is the waterfront area for an urban region supporting over 2.7 million
people. The pierside maritime activities of commerecial fishing boats, merchant ships, Navy vessels,
and pleasure craft contribute to the fabric of the Embarcadero. The existing project site contains two
parking lots, one of which is used for overflow parking and setup and breakdown associated with

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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the SDCC, a 30,300-square-foot park area, a water transportation center (WTC) ticket booth, a public
bathroom, a portion of the Embarcadero Promenade, a 12-slip marina, a water transportation ferry
service, and an on-call water transportation service. The project site is currently not seen as a
destination in and of itself; visitors currently pass by it on their way to another location or it is used
as a staging area for SDCC operations. As a result, the project site, in its current state, does not
address the goal of the COMPASS Strategic Plan and more can be done to create a more vibrant
waterfront destination.

The purpose of the proposed project is to further activate the Embarcadero by (1) providing
additional overnight accommodations for visitors to the Embarcadero, the SDCC, downtown San
Diego, and the numerous waterfront amenities in the area; (2) providing additional
accommodations for a wide range of visitors (the proposed project would include both a market-
rate hotel tower and lower-cost, visitor-serving hotel to ensure overnight visitors have a range of
options at the waterfront); (3) expanding recreational amenities within the Embarcadero area,
including an increase of approximately 1.96 acres of public plaza and park areas, and expanding the
existing marina; and (4) maintaining and activating the existing promenade by providing visitor-
serving retail such as cafés, gift shops, and outdoor eateries. Each of these components would
encourage visitors to see the project site as a destination, rather than as an area to pass through.

The proposed 850-room market-rate hotel tower would meet or exceed the service quality of
standard of the Hilton San Diego Bayfront, Marriott Marquis San Diego Marina, and Manchester
Grand Hyatt hotels. Public access would be enhanced by providing way-finding signage, which
would allow and encourage visitors to access the waterfront from the downtown area more easily,
and provide activities and services to increase their length of stay along the waterfront.

3.3 Project Objectives

The District has identified the following objectives for the proposed project.

1. Provide for the development and operation of a full-service hotel of a size, quality, and location
appropriate for first-class convention operations that is a financially viable operation and is of a
similar size and stature as nearby hotels such as the Hilton San Diego Bayfront Hotel
(approximately 1,200 rooms), Manchester Grand Hyatt Hotel (approximately 1,625 rooms), and
Marriott Marquis San Diego Marina Hotel (approximately 1,355 rooms).

2. Provide lower-cost, visitor-serving accommodations to allow greater access and enjoyment by
the public that complies with Board Policy 775, Guidelines for the Protection, Encouragement,
and, Where Feasible, Provision of Lower Cost Visitor and Recreational Facilities.

3. Provide for infill development on District tidelands that: (a) is compatible with surrounding
uses; (b) maximizes the economic benefit to the District and City of San Diego and surrounding
region by maximizing hotel room revenue, restaurant and retail sales, and hotel and retail sales
taxes; and (c) generates sufficient leasehold revenue to support the District’s participation in
financing its mission of developing a balance between economic benefits, environmental
stewardship, and public safety on behalf of the citizens of California.

4. Increase activation at the project site and along the bayfront by providing public plaza and park
spaces, accompanied by visitor-serving retail, an expanded marina, a new water transportation
center, and continuing operation of the existing public in-Bay water transportation system.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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5. Provide new public vista opportunities of San Diego Bay from vantage points such as the San
Diego Convention Center (SDCC) and proposed public plaza and park areas.

6. Improve public access by providing linkages from the City to the waterfront and Embarcadero
Promenade by providing wayfinding signage at multiple entry points, including potential
development of a pedestrian bridge that connects the project site with the SDCC and the
Gaslamp Quarter of downtown San Diego.

7. Pursue Leadership in Energy and Environmental Design (LEED) Silver certification or achieve an
equivalent level of sustainability by incorporating sustainable practices in all elements of project
design and construction, leading to a reduction in energy use, water use, and solid waste
generation as compared to standard hotel and visitor-serving developments.

3.4 Proposed Project Description

The proposed project includes landside and waterside components as well as an amendment to the
Port Master Plan (PMP) Planning District 3, Centre City Embarcadero (see Section 3.4.10 for details).
The landside components include a market-rate hotel tower; lower-cost, visitor-serving hotel; a new
WTC; an onsite parking structure; and several enhanced public spaces and amenities: an optional
connecting bridge to the public viewing areas of the SDCC, open space plazas and parks, and visitor-
serving retail development. The waterside components include a marina expansion with additional
slips and continuing operation of the existing public in-Bay water transportation system. Figure 3-1
provides an overall site plan for the proposed project, while Figure 3-2 through Figure 3-4 provide
renderings of the project from landside and waterside angles.

Table 3-1 identifies the land uses proposed as part of the proposed project. The subsections that
follow the table describe the key components in further detail.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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M WEMNTIOM CENTER

HISTLL TOY

RANDSTAIR |

i
Aif

‘UIIIIIIOIC.

WA TLE TAX] S WA LI LRHY

LR
(WX RTETELY

I
9

K

+
b "
"teupsessnnsnsssssnannnnt”

FIFTH AVENUE LANDING LAEREETE .

MOTEL & MAzidg .

K:\San Diego\projects\Port_of San Diego\00518 16 FifthAvelanding\mapdoc\20170717 Updates\Fig3-01 SitePlan.mxd Date: 7/20/2017 35528

Figure 3-1
—_ Proposed Project Site Plan
ZICF Fifth Avenue Landing Project



|
b=
|
™|
)
N
P
ol
I
|
=
N
g
o
[a]
T
X
=
|
=
@
o
=
3
ol
[
=
IS
=k
o
o)
g
S
p=i
[
0
L
@
o
sl
=)
™|
i
~|
IS
N~
P
IS]
N
N
[S
<!
Bl
ol
@
=
£
T
-]
g
B={
k=
=
|
|
=
|
=
0|
ol
=
o
)
[a]
f
d
2
|
5
5
a|
9
O]
gl
o
g
9
(&)
c
IS
%)
3
94

Figure 3-2
b~ Proposed Project Rendering
ICF Fifth Avenue Landing Project



K:\San Diego\projects\Port_of San Diego\00518 16 FifthAveLanding\mapdoc\20170717 Updates\Figure3-3 LandSideRendering.mxd Date: 7/17/2017 37316

=

B

LT

i

S|

T

i)
i

Dl
ZICF

Figure 3-3
Landside Overview Rendering
Fifth Avenue Landing Project



9TELE LTOZ/LT/L -9req pXWbulispusyeuLleN F-gDIH\S91epdn /120, T02\00pdew\bUIpURTSAYUHIS 9T 8TS00\0D9Id UBS JO 10d\S1o8loid\0b3Id UeS\:

Figure 3-4

Proposed Marina Expansion Rendering

Fifth Avenue Landing Project



San Diego Unified Port District Chapter 3. Project Description

Table 3-1. Proposed Project Components

Proposed Project Approximate Size

Components (Square Feet) Description Location
Market-Rate Hotel 796,000 gross e 850 rooms Northwestern portion
Tower (44- square feet (not e 55,583 square feet of meeting of the project site
stories, 498 feet including public space, including:
high) plaza and park o 15,991-square-foot ballroom

areas)

Lower-Cost,
Visitor-Serving
Hotel with Water
Transportation
Center (WTC)

(5 stories, 82 feet
high)

Optional
Connection Bridge
to the SDCC

Hotel Exterior
Space

e Hotel: 80,000

gross square feet

e WTC: 6,127
square feet

1,882 square feet
(length of 85 feet

and a width at the
narrow end of 18

feet and wide end
of 26 feet)

85,490 gross
square feet (1.96

acres) and optional

1,882-square-foot
bridge

o 8,675 square feet of junior
ballrooms

o 30,917 square feet of additional
meeting rooms

30,188 square feet of pre-function

space

82,300-square-foot rooftop public

plaza and park area. Includes a

multifunctional plaza and lawn,

public park plaza, and public park

plaza and public observation

terrace

3,190-square-foot at-grade public

promenade

Feature Staircase and Grand

Staircase from rooftop public

plaza and park area

565 beds

3,903-square-foot at-grade public
pedestrian walkway

WTC consisting of an accessory
office, business center, ticketing,
and gym for hotel guests and
marina users

Optional bridge that provides
direct pedestrian connection from
the project site to the SDCC

See Table 3-2 and Figure 3-12
below

Southeastern portion
of the project site

Connects view deck of
the SDCC to the
proposed rooftop
plaza

Throughout the
project site

Visitor-Serving 6,000 square feet ¢ Five visitor-serving retail Along promenade and
Retail Storefronts storefronts masking proposed
e Open-air cafés, food and beverage  parking structure
outlets, gift shops, etc.
Marina Expansion  Additional 57,696 See Figures 3-14 and 3-15 below Within the adjacent
square feet Bay

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Proposed Project Approximate Size

Components (Square Feet) Description Location

Parking Structure 85,340 square feet e Approximately 263 spaces for e Between market-
(approximately 20 either striped or valet rate hotel tower and
feet high from e Ground-level parking structure low-cost visitor
ground floor) serving hotel

e Beneath hotel
meeting space and
rooftop public plaza
and park area

34.1 Market-Rate Hotel Tower

The proposed project would include the construction of an approximately 850-room market-rate
hotel tower and open-air pedestrian archway that spans the Embarcadero Promenade. The market-
rate hotel tower would rise approximately 498 feet above mean sea level and would total 44 stories
in height. The market-rate hotel tower, including the associated retail, restaurant, and meeting
space, would be approximately 796,000 gross square feet. In addition to the 850 guest rooms,
specific components of the market-rate hotel tower are described in Table 3-1. Figures 3-5 and 3-6
provide the proposed hotel stacking plan and cross-section.

The market-rate hotel tower design is inspired by sail structures of the latest generation of
America’s Cup sailboats. This design would be a recognition of the maritime uses of San Diego Bay
and the high-tech nature of the America’s Cup sailboats. A rendering of the proposed hotel is
provided as Figure 3-7.

As depicted on Figure 3-8, the open-air pedestrian archway would span the Embarcadero
Promenade as visitors approach the market-rate hotel tower and would connect the market-rate
hotel tower to its ballroom and meeting facilities, located above the proposed parking structure. The
archway would be approximately 43 feet wide, reach a height of approximately 40 feet, and include
a smaller glass bridge at a lower height, which would span the Embarcadero Promenade to allow
visitors to cross onto the plaza and access other project amenities. The depth and height of the
archway would allow pedestrians to experience Bay views, and its design would provide visual
connection between the northern and southern portions of the Embarcadero Promenade.

Servicing of the proposed market-rate hotel tower would be accomplished by incorporating up to
three loading docks near the north SDCC garage entrance.

3.4.2 Lower-Cost, Visitor-Serving Hotel with Water
Transportation Center

The proposed project includes the construction by the project proponent of an approximately 565-
bed lower-cost, visitor-serving hotel, renderings of which are shown on Figures 3-9 and 3-10. The
proposed hotel would be a five-story, L-shaped structure and would reach an approximate height of
82 feet, with retail abutting the Embarcadero Promenade along the eastern side of the building. This
hotel would be near the Hilton San Diego Bayfront Hotel and its bayside park, and include an
approximately 3,903-square-foot at-grade public pedestrian walkway. The lower-cost, visitor-
serving hotel would be situated on its own leasehold parcel as a stand-alone development.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Additionally, an approximately 6,127-square-foot WTC would be integrated into the building
footprint of the lower-cost, visitor-serving hotel and would consist of an accessory office/marina
business center to operate the WTC (3,327 square feet), ticketing (600 square feet), gym for hotel
guests and marina users (the gym would not be open for monthly memberships to the public) (1,000
square feet), marina crews restroom/showers (600 square feet), and a marina guest lounge (600
square feet), all of which are illustrated on Figure 3-11. The WTC would serve marina customers and
their boats as well as provide operational support for the marina and the existing water
transportation ferry service. Parking for the WTC would be provided within the proposed parking
garage (see Section 3.4.7, Parking).

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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Figure 3-5

Proposed Hotel Tower Stacking Diagram
Fifth Avenue Landing Project
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Fifth Avenue Landing Project



Figure 3-7
Hotel Tower Rendering
Fifth Avenue Landing Project




Figure 3-8

Open-Air Pedestrian Archway Rendering
Fifth Avenue Landing Project
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Figure 3-9
Proposed Lower-Cost Visitor-Serving Hotel Rendering
Fifth Avenue Landing Project
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Figure 3-10

Proposed Lower-Cost Visitor-Serving Hotel Rendering

Fifth Avenue Landing Project
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San Diego Unified Port District Chapter 3. Project Description

3.4.3 Optional Connecting Bridge to the San Diego
Convention Center

As an optional project feature, the proposed project may potentially include a new public access
bridge connecting the proposed market-rate hotel tower rooftop public plaza and park area to the
SDCC view deck. This optional bridge connection would provide visitors with elevated and
expansive views of the entire north and mid-Bay and would allow for travel to the City’s Gaslamp
Quarter. This optional bridge would be approximately 1,882 square feet with a length of 85 feet and
a width at the narrow end of 18 feet and wide end of 26 feet. The paving materials for the proposed
bridge would be designed to be integrated with the proposed rooftop public plaza and park area and
may consist of a variety of enhanced materials including integral color decorative finished concrete,
precast pavers, and/or stone accent paving. In addition, planting material would be included along
the bridge in either integrated or free-standing planters. The guardrails are proposed to be
constructed of painted metal or stainless steel or a combination of these along with solid planter
walls. Concurrence of the District, and potentially the City of San Diego as the contractual managing
entity of the SDCC, would be required prior to implementing this portion of the proposed project. An
amendment to the Management Agreement between the District and the City of San Diego may also
be required. Therefore, the bridge is identified as optional in this EIR. The EIR analyzes the project
with and without the optional public access bridge component.

3.44 Public Plaza and Park Areas and Design Features

The proposed project would increase the total area of public plaza and park areas from
approximately 30,300 square feet (0.70 acre) to approximately 85,490 square feet (1.96 acres). The
public plaza and park areas would serve as resting and viewing areas for visitors and would include
interpretive signage and public art. All the proposed public plaza and park areas would be designed
with a combination of hardscape, drought-tolerant landscape, grass lawns, and artificial turf. In total,
the proposed project would include four public plaza and park areas and a public promenade spread
throughout the project site. Table 3-2 identifies each of the public plaza and park areas and the
percentages of public and private usage of the areas. Figure 3-12 depicts the plaza and park area
locations and Table 3-2 provides further detail on each. The proposed project would also maintain
the existing 35-foot-wide Embarcadero Promenade across the site. The existing promenade does not
count toward the proposed project’s public plaza and park area described in Table 3-1. The
proposed project would enhance the existing Embarcadero Promenade by providing retail adjacent
to the promenade; increased seating areas; public restrooms; connection of lower-cost, visitor-
serving hotel and market-rate hotel tower with the promenade with small plazas or lobbies; and
access to the parking structure from the promenade; additionally, an optional pedestrian bridge
would serve to connect pedestrian circulation from Downtown San Diego and SDCC to the
Promenade.

As depicted on Figure 3-12, in addition to the proposed public plaza and park areas, the proposed
project provides public access throughout the project site and to connect to surrounding uses. One
of the public access features includes the construction of a walkway around the market-rate hotel
tower in order to maintain public access to the views along the San Diego Bay.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
Draft Environmental Impact Report 3-18 ICF 518.16
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Proposed Public Access Areas
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San Diego Unified Port District

Table 3-2. Proposed Public Plazas and Park Areas

Chapter 3. Project Description

Figure 3-12 Area
Key Title (square feet)?! Location Access Available to Public
A Multifunctional 35,940 Above the ballrooms, Ground-level via the public 50% public
Plaza and Lawn meeting rooms, and Embarcadero Promenade; access/50% private
parking structure? market-rate hotel tower; SDCC via access/Managed by
the Optional Connecting Bridge Operator
B Public Park 39,860 Above the ballrooms, Ground-level via the public 85% public
Plaza meeting rooms, and Embarcadero Promenade; access/15% private
parking structure? market-rate hotel tower; SDCC via access/Managed by
the Optional Connecting Bridge Operator
C Public Park 6,500 Marina overlook Ground-level via the public 100% public access
Plaza and Public Embarcadero Promenade;
Observation market-rate hotel tower; SDCC via
Terrace the Optional Connecting Bridge
D Public 3,190 Approximately 10-foot- Ground-level via the public 100% public access
Promenade wide walkway along the Embarcadero Promenade
southeast portion of the
market-rate hotel tower;
will include a public
viewing deck.
Total 85,490

1 Values are approximate.

2 This plaza and park area would be on the roof of the market-rate hotel tower ballroom and parking structure, described in Section 3.4.1,
Market-Rate Hotel Tower.

Note: A more detailed description of these areas can be found on Figure 3-16, Landscape Concept Site Plan.
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San Diego Unified Port District Chapter 3. Project Description

3.4.5 Visitor-Serving Retail Storefronts

The proposed project would include up to five visitor-serving retail storefronts consisting of open-
air cafés, food and beverage outlets, gift shops, and other visitor-serving retail establishments along
the Embarcadero Promenade. These retail venues would total approximately 6,000 square feet and
are intended to encourage activation of the existing Embarcadero Promenade. Figure 3-13 provides
a site plan of the proposed retail storefronts.

3.4.6 Marina Expansion

The proposed project marina expansion would include waterside and landside components (see
Figure 3-1). The waterside components include adding new vessel slip space, constructing a new
pile-supported pier, possibly constructing a breakwater with wave attenuation panels, and
improving public access to the waterfront. The landside component involves removing the existing
office trailer, WTC ticket booth, public restroom, and pavement; and reconstructing the bulkhead
and anchors.!

The existing vessel slip space would be expanded by an additional 57,696 square feet of pile-
supported dock space. The marina would be constructed in two phases. Phase I would add 23 new
marina slips ranging in size from 50 feet to 200 feet and would be constructed during the hotel
construction timeframe. These slips would be accessible from the proposed pile-supported dock,
which would be approximately 20 feet in width and extend approximately 439 feet for Phase 1. A
breakwater with wave attenuation panels may be included as part of the proposed project to reduce
wave energy coming into the marina. The breakwater, located at the end of the proposed dock,
would be approximately 400 linear feet and 20 feet in width.

Phase Il would provide an additional 27 slips ranging in size from 50 feet to 240 feet and would be
constructed when market conditions allow, approximately 5 years after the hotels are in operation,
but is not anticipated to occur any sooner. Total buildout would allow for 50 additional slips, for a
combined total of 62 slips, including the existing 12 slips, to accommodate both small and large
vessels. These slips would be accessible from the proposed pile-supported dock, which would be
approximately 20 feet in width and extend approximately 922 feet into the San Diego Bay for Phase
II with a breakwater of approximately 630 linear feet and 20 feet in width. Each slip would have
shoreside power, as well as connections to the City’s water and sewer systems.

The possible fleet mix of the expanded marina would allow for smaller boats to be integrated into
the marina while at the same time allowing larger vessels to dock. Figures 3-14 and 3-15 depict the
proposed Phase I and Phase Il marina layouts, respectively, and the proposed dock and slip lengths
and quantities. The proposed fleet mix may change slightly, but Figures 3-14 and 3-15 represent the
worst-case scenario (i.e., resulting in the most impacts) for purposes of the EIR analysis.

Improvements to public access as a result of the proposed project include signage and dock space
for larger and smaller vessels.

1 Note that the existing marina office would be replaced with the WTC and enhanced as part of the lower-cost,
visitor-serving hotel development component described in Section 3.4.2.

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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San Diego Unified Port District Chapter 3. Project Description

The proposed landside marina improvements would include relocating the existing marina office to
the promenade level of the lower-cost, visitor-serving hotel (see Section 3.4.2 for a description of the
new water transportation center). In 2015, the ferry service transported approximately 290,000
passengers, and in 2016 it transported approximately 222,672 passengers. There currently are no
plans to expand the ferry service; accordingly, no expansion is analyzed in this EIR. In addition, the
project site operates an existing water taxi service, which is a pre-arranged service that provides
transportation throughout the Bay to groups of no fewer than 20 people. The service is typically
only used a few times per year. This service would continue to be operated at the project site with
the implementation of the proposed project.

3.4.7 Parking

A one-level parking structure would be incorporated into the development between the market-rate
hotel tower and the lower-cost, visitor-serving hotel. As depicted on Figure 3-13, the parking
structure would be constructed at ground level and would be beneath the market-rate hotel tower
meeting space/ballrooms and the rooftop public plaza and park area. The proposed visitor-serving
retail (as described in Section 3.4.5, Visitor-Serving Retail Storefronts) would mask the parking
structure from public view along the promenade. The capacity for approximately 263 onsite parking
spaces, both striped and valet parking, would be provided, and access to the proposed parking
structure would be provided on Convention Way.

The proposed parking structure would incorporate the use of natural light, LED lighting, and natural
Bay breezes to cool the garage. Limited mechanical systems would be needed to ventilate or provide
fresh air to the garage. Approximately 29 electric car charging stations would also be installed to
accommodate electric vehicles.

As part of the existing ARC lease between the SDCC Corporation and the District for the project site,
the project proponent has the right to seek 110 parking spaces in the offsite District-owned SDCC
garage contingent upon availability, amendments to the existing Management Agreement, and the
District issuing a lease agreement to the project proponent for the use of the 110 offsite parking
spaces. At this time, there is no excess parking available in the SDCC garage and it is not reasonably
foreseeable that such parking would be available to the project proponent. However, in the event
110 parking spaces become available and the remaining aforementioned conditions are satisfied,
the EIR analyzes the proposed project with and without the offsite parking spaces.

Nearby parking facilities may be available for shared parking; however, the project proponent
currently does not have any contractual rights to use any other parking garage, and no parking has
been set aside for the proposed project. Parking supply and demand are discussed in detail in
Chapter 4, Section 4.12, Transportation, Circulation, and Parking.

3.4.8 Onsite Circulation and Wayfinding

Visitors and hotel guests would access the project site from Harbor Drive and Park Boulevard, which
turns into Convention Way. Convention Way would retain its current alignment and would be used
for car and truck access to the project site during construction and operation of the proposed
project.

Public signage along the promenade would illustrate San Diego Bay history, including its past and
present working waterfront, interpretive signage, and location and wayfinding maps. This signage

Fifth Avenue Landing Project & Port Master Plan Amendment December 2017
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San Diego Unified Port District Chapter 3. Project Description

would conform to the South Embarcadero Urban Design Guidelines and California Coastal Access
signage statewide program. These guidelines include utilizing banners on street lights and
minimizing signs that obstruct views of the San Diego Bay.

Signage off tidelands would be designed with input from and in cooperation with the SDCC, City of
San Diego, and the District. Signage locations are proposed to include areas along Harbor Drive, Fifth
Avenue, Convention Way, and the Gaslamp and Ballpark Districts.

3.4.9 Landscape and Water Quality Design Features

The proposed project would require the removal of 39 ornamental trees located within the existing
parking lot area and park/plaza area. Figure 3-16 provides the conceptual landscape plan for the
proposed project. The proposed project would include multiple trees and shrubs throughout the
project site. Figures 3-17 and 3-18 provide the existing and proposed impervious and pervious
surfaces on the site. The proposed project would increase the impervious surface by 18,540 square
feet. The proposed project would include stormwater protection systems, including the capture of
runoff and various landscape measures to improve Bay water quality. Landscaping would consist of
drought-tolerant plants, and most runoff water would be recaptured through a filtered system that
employs landscape troughs and other measures. Permeable surfaces would be used in place of
concrete or asphalt where feasible.

The marina would be a zero-discharge facility. A marina Best Management Practice Plan would be
drafted and implemented to ensure that marina operations do not degrade Bay water quality. The
plan would be approved by the District prior to commencement of the marina development.
Components of the plan include the use of educational materials that would be provided to boat
owners and their crews. Docking agreements would contain specific use restrictions to prevent
degradation of water quality. The marina operator would restrict boat repairs and cleaning
operations. Hull bottom scraping and the use of toxic detergents used to clean vessels would be
prohibited, and no overwater repairs would be allowed. Refueling would occur off site. The marina’s
onsite manager would enforce these restrictions and discharge any dock user who fails to comply
with these restrictions after verbal warnings have been provided.?

3.4.10 Port Master Plan Amendment

As discussed further in Chapter 2, Environmental Setting, the current certified PMP designates a
portion of the landside portion of the project site for the SDCC Phase III expansion. In addition, other
land and water uses proposed as part of the project are not consistent with the existing PMP land
and water use designations. Therefore, the proposed project proposes an amendment to PMP
Planning District 3, Centre City Embarcadero. This PMP Amendment (PMPA) is proposed to change
portions of the existing land and water use designations and to update the PMP maps, text, and
tables to reflect the proposed project and corresponding land and water uses (see Figure 3-19). In
addition, as shown in Figure 3-19, the PMPA identifies up to eight new designated vista areas to
replace the five existing designated vista areas that would displaced by the proposed project.

2 These features and measures are also included within mitigation measure MM-HWQ-1 in Section 4.8, Hydrology
and Water Quality.
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Proposed Impervious and Pervious Areas
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San Diego Unified Port District Chapter 3. Project Description

The proposed PMPA land and water use designation changes include, but are not limited to, the
following.

e Commercial Recreation to Street

e Street to Commercial Recreation

e Specialized Berthing to Recreational Boat Berthing

e Ship Navigation Corridor to Recreational Boat Berthing
e Promenade to Commercial Recreation

e Park to Commercial Recreation

e Commercial Recreation to Park

The proposed PMPA is provided in Appendix C.

3.4.11 Project Construction

Construction of the hotels and Phase I of the marina expansion are anticipated to occur during
approximately 24 to 30 months and would be completed as early as 2021. Construction activities
would occur between 7 a.m. and 7 p.m. in compliance with City of San Diego building code and
regulations.3 Construction staging activities would occur within the project site. All staging areas are
paved or heavily disturbed with no existing vegetation. During construction, once all of the landside
buildings are under construction, staging would have to occur off site. Offsite staging would be at the
R.E. Staite property located at 2145 Belt Street, San Diego. This site is heavily disturbed with no
existing vegetation because the site is already used as a construction staging location for R.E. Staite’s
construction equipment. Construction parking is also proposed at the R.E. Staite site.

As discussed above, the marina expansion would be constructed in two phases (Phase I and Phase
I1). The Phase [ marina expansion would be constructed at the same time the market-rate hotel
tower is constructed and would take approximately 6 to 9 months to be completed. However, the
construction of the Phase Il marina expansion would be market driven and customer dependent. [t
is anticipated that the Phase Il marina expansion would be constructed within approximately 5
years after the market-rate hotel tower is constructed and is not anticipated to be constructed
before then. Phase II of the marina expansion construction is expected to include similar equipment
and occur over a similar timeframe (e.g., 6-9 months) as Phase I.

Demolition, grading, and pouring of foundations would occur first. All of the existing landside uses
on the project site would be demolished to accommodate the construction of the proposed project.
The existing 35-foot-wide Embarcadero Promenade would be maintained during construction and
in the event that there is a temporary disruption that portion of the promenade would be diverted
within the project site. In total, approximately 5 acres would be graded that would require
demolition of approximately 1,711 cubic yards of the parking lot, 1,407 cubic yards of the
hardscape, and 38,350 cubic yards of other materials, including concrete from existing buildings.
Approximately 98% of the asphalt would be recycled on site, as well as 25% of the hardscape. In
addition, construction within the landside area would require the removal of 39 existing ornamental
trees located on the project site.

3 When the District has not adopted its own code or regulation on a specific topic, it defers to the corresponding
member city’s codes and regulations for the same.
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San Diego Unified Port District Chapter 3. Project Description

The type of construction materials that are anticipated to be used for the proposed project consist of
structural steel and concrete; electrical and mechanical systems; interior and finish materials;
landscaping and security systems; and interior furnishings, fixtures, and equipment. Material
delivery would occur daily throughout the construction period. Some construction components may
arrive by sea, such as steel beams, and be offloaded to either the Tenth Avenue Marine Terminal or
at the nearby marina.

For the landside development, standard construction equipment would be used, such as earth-
moving equipment and pile drivers. Dewatering pumps, cranes, and concrete pump-towers would
also be utilized. Several construction cranes may be set in place during construction to support steel
beam placement and concrete pouring. The foundations for all major structure would be pile
supported, similar to other bayside, multi-story structures. Approximately 1,200 piles would be
utilized for construction of the landside portion of the project site, and would be driven to a depth of
approximately 60 feet.

The waterside development construction equipment would include the use of Derek barges, push
boats, anchors or spuds, and equipment to either internal jetting or straight pile driving the piles.
For the marina expansion, approximately 188 piles (623 square feet) would be driven to depths
ranging from 50 to 90 feet. With the addition of the breakwater, the proposed project would result
in approximately 13,623 square feet of bay fill. Specifically, Phase I would require approximately 60
piles (199 square feet) and Phase II, which includes the breakwater, would require approximately
128 piles (424 square feet).

Construction of the proposed project would not require permanent dewatering. Short-term
dewatering may be necessary during construction of the foundations for the market-rate hotel
tower and its related project elements. The proposed project would comply with dewatering
requirements imposed by the San Diego Regional Water Quality Control Board.

During construction of the proposed project the Embarcadero Promenade fronting the project site
would remain open but would be temporarily narrowed from 35 feet to 15 feet. However, for
approximately 18 months during construction of the market-rate hotel tower lobby, which spans the
promenade, pedestrian traffic would be routed along Convention Way. All closures, construction,
and delivery schedules would be coordinated with the District and the SDCC.

The workforce during the construction phase would range from 500 to 1,100 construction workers,
with a daily average around 186 workers. Construction workers would be incentivized to use public
transportation and be required to park in an offsite parking facility.

3.4.12 Project Operation

The proposed project would operate as a fully functioning market-rate hotel and lower-cost, visitor-
serving hotel, marina, WTC, publicly accessible waterfront with retail options, and publicly
accessible plaza and park areas. The usage of the public plaza and park areas is described in detail
above in Table 3-2. In addition to hotel rooms, the hotels would provide space within the hotel and
on the public plaza and park area for special events such as weddings and conferences. The marina
would allow for a variety of vessels to dock as well as amenities for visitors such as ticketing,
restrooms, and a gym, which would only be used by hotel guests and users of the marina. The retail
options could include restaurants, cafés, coffee shops, and other visitor-serving uses.
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San Diego Unified Port District Chapter 3. Project Description

3.4.12.1 Operating Equipment

The proposed project would include operating equipment for the proposed project components. The
proposed market-rate hotel tower and associated functional rooms, amenities, meeting rooms, and
ballrooms would be served by a central plant, which would include a conventional emergency
generator, central chiller, a cooling tower, a boiler plant, dedicated outside air-handling systems, air-
handling units, fans, and a domestic hot water plant. The lower-cost, visitor-serving hotel would be
served by self-contained air units, air-handling units, exhaust and building fans, and a domestic hot
water plant. The parking structure would have openings in the facade and walkway to allow fresh
air to be drawn into the structure, and exhaust fans would be provided to discharge vehicle exhaust.
The visitor-serving retail storefronts would be served by self-contained air units. In addition, the
WTC would be served by dedicated air units. Finally, all buildings, including the parking structure,
would include fire sprinklers.

3.4.12.2 Utilities

Detailed utility demand and supply is provided in Chapter 4, Section 4.14, Utilities and Energy. As
discussed further in Section 4.14, the proposed project includes the following offsite infrastructure
improvements.

e Removal of the sewer main on the project site and relocation to Convention Way (approximately
550 linear feet of new 12-inch sewer pipeline)

e Upgrade of the existing 10-inch sewer pipeline within Convention Way to a 12-inch main
pipeline all the way to West Harbor Drive (approximately 1,500 linear feet)

e Relocation of a portion of the storm drain from the project site to Marina Park Way
(approximately 250 linear feet)

e Upsizing of the existing 15-inch West Harbor Drive trunk sewer at the intersection of West
Harbor Drive and Park Boulevard to a 30-inch sewer main is planned to be completed by the
Ballpark Village project. However, in the event that this is not completed prior to the occupancy
of the hotels, the proposed project would be required to complete the upsize.

e The existing electrical circuit on Convention Way does not have sufficient capacity; therefore,
the proposed project would be required to tie into the Sampson Street Substation for electrical
power. This would require trenching from the project site, out along Convention Way to Harbor
Drive, and along Harbor Drive to the Sampson Street Substation, for a total trenching distance of
approximately 1.4 miles. It may also be necessary to add a new switch and/or transformer at the
Sampson Street Substation to accommodate the proposed project’s energy demand.

3.4.123 Projected Workforce

The proposed project would result in the employment of approximately 610 total permanent
individuals. The market-rate hotel tower would be a full-service hotel with a high employee to guest
and guest room ratio. It is estimated to provide approximately 600 jobs, including maintenance staff,
hotel management, facilities, and cleaning crews. The lower-cost, visitor-serving hotel is estimated
to provide approximately nine jobs and the marina will continue to provide one job.
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3.5

Project Review and Approvals

The District is the lead agency under CEQA and responsible for permitting and carrying out the
proposed project. The following permits and approvals would be required to implement the
proposed project.

3.5.1

3.5.2

3.5.3

San Diego Unified Port District
Certification of the EIR.
Adoption of the mitigation monitoring and reporting program.
Adoption of the Findings of Fact.
Adoption of the Statement of Overriding Considerations, if applicable.
Approval and adoption of the PMPA.
Concept approval of the proposed project.
Approval of new lease agreements.
Authorization for issuance of a coastal development permit.

Amendment to the Management Agreement for the Pedestrian Bridge and, if they become
available in the future, use of the 110 parking spaces located within the SDCC.

Coastal Commission

Certification of, and final action on, the PMPA.

Resource Agencies

A review and issuance of permits may be required for the implementation of the proposed project from
the following resource agencies.

3.5.4

U.S. Army Corps of Engineers

U.S. Fish and Wildlife Service

California Regional Water Quality Control Board
California Department of Fish and Wildlife

National Marine Fisheries Service

City of San Diego

Amendment of the existing Management Agreement for the optional pedestrian bridge and, if
they become available in the future, use of the 110 parking spaces located within the SDCC.

Issuance of ministerial permits (e.g., grading, building, electrical).
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Chapter 4
Environmental Analysis

Introduction

Sections 4.1 through 4.14 of Chapter 4 of this Draft EIR contain a discussion of the potential
significant environmental effects resulting from implementation of the proposed project, including
information related to existing site conditions, criteria for determining significance of potential
environmental impacts, analyses of the type and magnitude of environmental impacts, and feasible
mitigation measures that would reduce or avoid significant environmental impacts.

Potential Environmental Impacts

This chapter provides an analysis of the following potential environmental impacts of the proposed
project.

e 4.1, Aesthetics and Visual Resources

e 4.2, Air Quality and Health Risk

e 4.3, Biological Resources

e 4.4, Cultural Resources

e 4.5, Geology and Soils

e 4.6, Greenhouse Gas Emissions and Climate Change
e 4.7, Hazards and Hazardous Materials

e 4.8, Hydrology and Water Quality

e 4.9, Land Use and Planning

e 4.10, Noise and Vibration

e 4.11, Public Services and Recreation

e 4.12, Transportation, Circulation, and Parking
e 4.13, Tribal Cultural Resources

e 4.14, Utilities and Energy Use

It was determined in the Notice of Preparation (NOP) (Appendix A) that the proposed project would
have no impact associated with the following topics: Agriculture and Forestry Resources; Mineral
Resources; and Population and Housing. These topics are described in Section 6.4, Effects Not Found
to Be Significant, of this Draft EIR.
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San Diego Unified Port District Chapter 4. Environmental Analysis

Format of the Environmental Analysis

Each of the 14 environmental topic sections of this chapter includes the following subsections.

Overview

This subsection briefly describes the criteria considered in the particular resource section,
summarizes the resources used to compile the information presented for the environmental
analysis, and also summarizes the environmental effects of the proposed project and any feasible
mitigation measures.

Existing Conditions

According to Section 15125 of the State CEQA Guidelines, an EIR must include a description of the
existing physical environmental conditions in the vicinity of a project to provide the “baseline
condition” against which project-related impacts are compared. Normally, the baseline condition is
the physical condition that exists when the NOP is published; however, a different baseline may be
used in specific cases where it is deemed appropriate. Unless otherwise indicated, the
environmental setting described in each of the following sections will be that which existed on the
date the NOP was published.

Applicable Laws and Regulations

This subsection provides a summary of regulations, plans, policies, and laws at the federal, state, and
local levels that are relevant to proposed project as they relate to the particular environmental
resource area in discussion. Compliance with these applicable laws and regulations is mandatory
unless noted otherwise within the analysis. Therefore, as it relates to the Project Impact Analysis
below, compliance is assumed because it is required by law and specified in a tenant lease, and
mitigation would generally not be required when an existing law or regulation would ensure that a
significant impact would not occur.

Project Impact Analysis

This subsection describes the methodology used for the analysis of the potential environmental
impacts of the proposed project, identifies the criteria for determining the significance of potential
impacts, states a conclusion as to whether the environmental impacts would be considered
significant and unavoidable, less than significant with mitigation incorporated, or less than
significant (see definitions below). Each topic analyzed is divided into specific issues, based on
potential impacts, and is separated by construction and operation impacts wherever relevant. The
discussion of potential impacts is based on the applicable threshold of significance (see below) for
each issue. Where potential impacts are significant, mitigation measures are identified, as feasible,
to minimize, rectify, reduce, eliminate, or compensate for the significant impacts with the goal of
reaching a less-than-significant impact determination.

Methodology

Each methodology subsection describes the means used to analyze potential impacts on a particular
resource, discussing the steps followed and listing any studies relied on for arriving at conclusions
as to significance.
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San Diego Unified Port District Chapter 4. Environmental Analysis

Thresholds of Significance

Thresholds of significance are criteria used to assess whether potential environmental effects are
significant. The significance criteria used in this analysis are primarily based on the
recommendations provided in Appendix G of the State CEQA Guidelines. The thresholds of
significance define the type, amount, and/or extent of impact that would be considered a significant
adverse change in the environment. The thresholds of significance for some environmental topics,
such as air quality and noise, are quantitative, while those for other topics, such as visual quality, are
qualitative. The thresholds of significance are intended to assist the reader in understanding how an
impact is determined to be significant.

Project Impacts and Mitigation

The analysis of environmental impacts considers both the construction and operation of the
proposed project. As required by Section 15126.2(a) of the State CEQA Guidelines, direct, indirect,
short-term, long-term, onsite, and/or offsite impacts are addressed, as appropriate, for the
environmental issue being analyzed. This EIR utilizes the following terms to describe the level of
significance of impacts identified during the course of the environmental analysis.

No Impact: This term is used when the project’s construction and/or operation would have no
adverse effect on a resource.

Less than Significant: This term is used to refer to impacts resulting from implementation of the
proposed project that are not likely to exceed the defined thresholds of significance, and potentially
significant impacts that are reduced to a level that does not exceed the defined thresholds of
significance after implementation of mitigation measures. In the latter case, the determination may
also be stated as “less than significant with mitigation incorporated.”

Significant: This term is often used to refer to impacts resulting from implementation of the
proposed project that exceed the defined thresholds of significance and can be applied before
identification of any mitigation measures. A “significant effect” is defined by Section 15382 of the
State CEQA Guidelines as “a substantial, or potentially substantial, adverse change in any of the
physical conditions within the area affected by the project including land, air, water, flora, fauna,
ambient noise, and objects of historic or aesthetic significance. An economic or social change by
itself shall not be considered a significant effect on the environment [but] may be considered in
determining whether the physical change is significant.” For impacts that exceed a threshold of
significance, mitigation measures that avoid or reduce the potential impact are identified, which
may cause the impact to be reclassified as less than significant if it is sufficiently reduced, or the
impact may remain significant, in which case it is referred to as a significant and unavoidable impact
(or unavoidable significant impact).

Significant and Unavoidable: This term is used to refer to significant impacts resulting from
implementation of the proposed project that cannot be eliminated or reduced to below standards of
significance through implementation of feasible mitigation measures.

Mitigation Measures. Section 15126.4 of the State CEQA Guidelines requires an EIR to “describe
feasible measures which could minimize significant adverse impacts.” Mitigation includes avoiding
an impact altogether, minimizing impacts, rectifying impacts, reducing or eliminating impacts over
time, or compensating for impacts by replacing or providing substitute resources. The State CEQA
Guidelines define feasibility as “capable of being accomplished in a successful manner within a
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reasonable period of time taking into account economic, legal, social, technological, or other
considerations.” This subsection lists the mitigation measures that could reduce the severity of
impacts identified in the Project Impact Analysis subsection. Mitigation measures are the specific
environmental requirements for construction or operation of the proposed project that will be
included in the Mitigation Monitoring and Reporting Program and adopted as conditions of approval
of the proposed project.
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Section 4.1

Aesthetics and Visual Resources

4.1.1

Overview

This section describes the existing aesthetic and visual conditions that could be adversely affected
by the proposed project, discusses the applicable laws and regulations related to aesthetics and
visual quality, and analyzes the proposed project’s effect on (1) designated scenic views, (2) scenic
resources from a designated highway, (3) the existing visual character of the site and its
surroundings, and (4) day and nighttime views affected by introducing light or glare. Visual concepts
and terminology are presented below. For an explanation of viewer sensitivity and the process used
to select the Key Observation Points (KOPs) for the impact analysis, please see Section 4.1.4.1,
Methodology. As discussed in Section 4.1.4, Project Impact Analysis, construction and operation of
the proposed project would result in a significant and unavoidable impact related to the existing
visual quality of the site and its surroundings.

Table 4.1-1 summarizes the significant impacts and mitigation measures discussed in Section

4.1.4.3, Project Impacts and Mitigation.

Table 4.1-1. Summary of Significant Aesthetics and Visual Resources Impacts and Mitigation Measures

Summary of Level of

Potentially Summary of Significance

Significant Mitigation After

Impact(s) Measure(s) Mitigation Rationale for Finding After Mitigation

Impact-AES-1: Visual MM-AES-1: Significantand MM-AES-1 would reduce impacts on existing

Impacts due to Construction unavoidable views associated with construction activities,

Obstructed Views Screening and but views of the construction site would still

Within a Vista Area Fencing be available from the elevated viewshed of

During Project the SDCC’s rooftop plaza. Impacts, although

Construction temporary during the construction phase,

would remain significant and unavoidable.

Impact-AES-2: Visual MM-AES-2: Significantand  The introduction of a high-rise market-rate

Impacts due to Install unavoidable hotel tower within the viewshed of vista

Obstructed Views Wayfinding and areas at the SDCC'’s existing plaza and grand

Within a Vista Area Public staircase would block or substantially

During Project Accessibility obstruct existing expansive and

Operations Signage uninterrupted views of the San Diego Bay,
MM-AES-3: including views of the San Diego-Coronado
Transparent Bay Bridge. Implementation of MM-AES-2

Fencing Materials
at Pool Deck

and MM-AES-3 would reduce impacts on the
SDCC rooftop plaza, but not to less-than-
significant levels. Impacts would remain
significant and unavoidable.
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San Diego Unified Port District Section 4.1. Aesthetics and Visual Resources

Summary of Level of

Potentially Summary of Significance

Significant Mitigation After

Impact(s) Measure(s) Mitigation Rationale for Finding After Mitigation

Impact-AES-3: Visual MM-AES-4: Less than Implementation of MM-AES-4 would restore

Impacts due to Designated significant designated vista areas that would be

Displacement of Public Vista displaced by the proposed project by locating

Existing Designated Areas four vista areas along the public observation

Vista Areas During terrace on the rooftop public plaza and park

Project Operations areas and a fifth on the west end of the
market-rate hotel tower terrace.

Impact-AES-4: MM-AES-5: Less than The use of down-shielded security lighting

Temporary New Down-shield All significant during construction would prevent any

Source of Nighttime Construction offsite light spillover consistent with the City

Lighting During Security Lighting of San Diego regulations on glare and

Construction outdoor lighting.

Impact-AES-5: New MM-AES-6: Less than The use of non-reflective building materials

Permanent Source of  Incorporate the significant and low reflective glass would ensure that

Glare Generated by Use of Reduced the proposed project would not create a new

the Proposed Market-  Glare Building source of glare.

Rate Hotel Tower Materials

4.1.1.1 Concepts and Terminology

This section defines the key concepts and terminology used to describe existing aesthetic and visual
quality conditions or to describe the change in existing conditions after implementation of the
proposed project. Although there may be more than one definition for any of the terms below, these
common definitions are used for analytical consistency.

Views refer to visual access and obstruction, or whether it is possible to see a focal point or
panoramic scene from an area. Views may be discussed in terms of foreground, middleground, and
background. Foreground views are those immediately presented to the viewer and include objects at
close range that may tend to dominate the view. Middleground views occupy the center of the
viewshed and tend to include objects that are the center of attention if they are sufficiently large or
visibly different from adjacent visual features. Background views include distant objects and other
objects that make up the horizon. Objects in the background eventually fade to obscurity with
increasing distance. In the context of background, the skyline or the ocean can be an important
visual feature because objects above this point are highlighted against the background of the sky or
water. These “skylined” elements are typically more evident to the viewer because of their inherent
contrast.

Visual quality is evaluated based on the relative degree of vividness, intactness, and unity within a
landscape, as modified by viewer preference and sensitivity. Vividness is the visual power or
memorability of landscape components as they combine in striking and distinctive visual patterns.
Intactness is the visual integrity of the natural and human-built landscape and its freedom from
encroaching elements; this factor can be present in well-kept urban and rural landscapes, and in
natural settings. Unity is the visual coherence and compositional harmony of the landscape
considered as a whole; it frequently attests to the careful design of individual components in the
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Section 4.1. Aesthetics and Visual Resources

landscape. High-quality views are highly vivid and relatively intact, and exhibit a high degree of
visual unity. Low-quality views lack vividness, are not visually intact, and possess a low degree of
visual unity (FHWA 1981).

The following additional definitions pertain to terminology used in visual analysis.

e Aesthetics generally refers to the identification of visual resources and the quality of what can be
seen, or the overall visual perception of the environment.

e Key Observation Point (KOP) is a viewing area selected by evaluating an area’s scenic quality,
visual sensitivity, and viewer response. Project visual simulations are often created from these
points. The KOPs selected for the proposed project are described in Section 4.1.4.1, Methodology.

e Viewer sensitivity, or viewer concern about noticeable changes to views, is based on the visibility
of a scenic resource, proximity of viewers to the resource, relative elevation of viewers to the
resource, frequency and duration of views, number of viewers, and types and expectations of the
viewers. This term is defined in greater detail in Section 4.1.4.1, Methodology.

e Viewshed is all of the surface area visible from a particular location or sequence of locations (e.g.,
roadway or trail).

In addition to these standard terminologies and definitions, the Port Master Plan (PMP) includes
another term, Vista Areas, which are “points of natural visual beauty, photo vantage points, and
other panoramas” (San Diego Unified Port District 2012:28).

4.1.2  Existing Conditions

The project site is located in the District’s jurisdiction and is within the urban setting of downtown
San Diego (see Figure 2-2). The majority of the landside portion of the project site is currently
occupied by two parking lots totaling 2.75 acres and approximately 300 parking spaces, and the
visual character of the project site is consistent with that use, i.e., a large, asphalt-covered
rectangular surface with parking stalls delineated by white paint. The parking lots contain minimal
landscaping in the form of small, peripheral, ornamental trees. The eastern portion of the project
site includes an approximately 30,000-square-foot publicly accessible park/plaza, which consists
only of a flat, grassy lawn bordered by small ornamental trees and plants. The southern portion of
the project site contains the 35-foot-wide Embarcadero Promenade, which includes a wide, white
concrete path punctuated by white, modern-style lampposts and blue benches as well as a white
fence abutting the water’s edge.

The project site contains several small structures, including a small public restroom and a water
transportation center/ticket booth, which are adjacent to the park/plaza in the eastern portion of
the project site, and a portable trailer building in the northwestern portion of the parking lot. The
public restroom is a short, single-story building that is no more than 1,300 square feet in size. The
building contains beige brick siding with brown trim and a tiled roof. The ticket booth consists of a
very small, white kiosk out of which ticket sales are conducted. The waterside portion of the project
site comprises a marina that contains 12 slips for large vessels (i.e., superyachts), as well as a water
transportation ferry service and occasional water taxi service. The remainder of the waterside
portion of the project site contains open water.
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San Diego Unified Port District Section 4.1. Aesthetics and Visual Resources

The visual character of the area surrounding the project site is defined primarily by high-intensity
visitor/destination uses, including the modern structures of the San Diego Convention Center
(SDCC) and high-rise hotels—the Hilton San Diego Bayfront to the east (1,200 rooms, 30-story
tower), and the Marriott Marquis San Diego Marina (1,355 rooms, 25-story tower) and the
Manchester Grand Hyatt (1,625 rooms, two 40-story towers) to the west. These hotels each exceed
25 stories in height and each contain over 1,000 hotel rooms as well as meeting spaces and other
amenities (these hotels are visible in existing background views from the KOPs shown in Figures
4.1-3 through 4.1-6, below). High-rise residential uses are also present in the area surrounding the
project site, such as the two towers of the Harbor Club Condominiums to the north.

The area also includes the Embarcadero Marina Park, which is a 22-acre public park divided into
two segments—Embarcadero Marina Park North (EMPN) and Embarcadero Marina Park South
(EMPS)—that are located on L-shaped segments of land extending into the Bay. EMPN extends off
Seaport Village, which is to the northwest of the project site, and EMPS is located to the west of the
project site and extends directly from the central staircase that divides the two main wings of the
SDCC structure. The parks include passive use amenities such as pedestrian pathways, bayfront
promenades, green lawns, benches, and shade trees. EMPS also includes basketball courts and,
during the summer, a temporary stage is set up for the San Diego Symphony Summer Pops concerts
on the green grass in the western portion of the park. The parks provide parking in large surface
lots. In addition, the Marriott Marquis San Diego Marina maintains a 450-slip marina that is partially
enclosed by the two L-shaped segments that form the Embarcadero Marina Parks. The visual
character of this large marina, which accommodates boats ranging in size from 25 to 125 feet in
length, is typical of a small boat marina and generally consists of a high concentration of regularly
spaced (and usually white) boats that vary in size and shape and is topped by a cluster of masts.

4.1.2.1 Designated Scenic Views

The PMP considers the scenic quality of the land within the District’s jurisdiction and establishes
District policies for important public views. Within many of its precise plans, the District has
identified vista areas—key public viewpoints from which to enjoy the scenic beauty of the San Diego
Bay and other visible Port features. Vista areas within the District’s jurisdiction are identified on the
PMP’s precise plans by arrow symbols placed on the vista areas that point toward the intended
view. The Public Recreation portion of Section III of the PMP explains that “it is the intent of [the
PMP] to guide the arrangement of development on those sites to preserve and enhance such vista
points” (San Diego Unified Port District 2012:28).

The PMP identifies several designated vista areas at and in the vicinity of the project site (see Figure
4.1-1). Planning District 3 (Centre City Embarcadero), in which the project site is located, designates
five vista areas at the project site at the location of a planned 5-acre rooftop plaza and park area,
which is intended by the PMP to be implemented with development at the project site. Three of
these vista points look south from the planned rooftop plaza and park areas and provide views of
EMPS, the San Diego Bay, and Coronado. One of these vista points looks southeast toward the
Coronado Bay Bridge, and the last designated vista point from the rooftop plaza and park areas
looks northwest in the direction of EMPN and the San Diego Bay.

There is also one vista area designated along the pier in the Bayfront Park, which is to the southeast
of the project site. The vista area is oriented southward to the Bay and while views of the project site
may be available from the pier, the vista area is not oriented toward the project site. While the pier
is not currently publicly accessible, the PMP requires the pier to be open to the public as part of the
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Hilton San Diego Bayfront’s 500-room expansion project. The last vista area within Planning District
3 is located along the Embarcadero Promenade to the west of the project site between the SDCC and
the Marriott Marquis San Diego Marina, looking south toward Coronado, and the project site is not
within the viewshed of this vista area.

In addition, three vista areas are identified in the nearby Planning District 6 (Coronado Bayfront),
directly across the San Diego Bay (a little over 0.6 mile away) from the project site along the
Coronado bayfront between Orange and B avenues. These vistas are oriented toward the project
site, but because the project site currently contains a parking lot with no substantial structures,
views of the project site from these vista areas are obscured by the trees within EMPS. However, the
SDCC, specifically the Sails Pavilion, features prominently within the middleground views of these
vista areas. Several views from Planning Districts 3 and 6 were considered as candidate KOPs, and
five KOPs were carried forward for the analysis. (See the discussion of KOPs under Section 4.1.4.1,
Methodology.)

4.1.2.2 Scenic Highways

State Route (SR)-75 is a California State-designated scenic highway as it crosses the San Diego-
Coronado Bay Bridge (Caltrans 2011). Views from the 200-foot-tall bridge are expansive in all
directions. However, the bridge is only open to motor vehicles, there are no pullouts for viewing, and
stopping on the bridge is prohibited by law. Also, the bridge has a speed limit of 50 miles per hour
and a concrete guardrail that limits the view in lower profile vehicles. The project site is
approximately 1 mile from the bridge, and views of the project area for motorists traveling in mid-
and high-profile vehicles are available along some of its expanse; however, the project site itself is
not a discernible feature in the midst of the Embarcadero Marina Park, the large vessels at the Fifth
Avenue Landing marina, and the SDCC. Again, the bright white pointed peaks of the SDCC’s Sails
Pavilion are a prominently visible feature from this scenic highway.

4.1.2.3 Other Public Views to the Project Site

Aside from views from the PMP-designated vista areas and from the public scenic highway
described above, the principal public viewer groups for the proposed project include motorists and
pedestrians within public roadways and rights-of-way, and downtown/bayfront tourists and
recreationists,! such as the Embarcadero Promenade and park users and boaters in the bay.
Recreational land uses and public roadways and rights-of-way would provide these public viewer
groups with views of the project site.

Recreational Land Uses

Recreational land uses within the surrounding area provide recreationists with public views of the
project site. Recreational land uses within vicinity of the project site include the Embarcadero
Promenade, the Bayfront Park (adjacent to the Hilton San Diego Bayfront), EMPS, and EMPN. The
Embarcadero Promenade spans the entire length of the southern portion of the project site and is a

1 The term recreationist is used to distinguish the sub-group of viewers who are organizing their recreational
activities around experiencing the visual environment from those viewers who are engaged in competitive sports
activities. Viewers engaged in most active recreation, such as playing sports, tend to have only an average
sensitivity to visual quality and visual change. Although they are aware of their surroundings, they are usually
focused on the activity itself rather than surrounding views.
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portion of the 6-mile-long Embarcadero Promenade along the San Diego Bay that extends from just
south of the project site from Bayfront Park north to the Spanish Landing Park, adjacent to the San
Diego International Airport. The project site is fully visible along the approximately 760-foot-long
portion of Embarcadero Promenade that is within the project site boundaries; however, because of
intervening landscaping and other structures, the project site is partially visible along other portions
of the Embarcadero Promenade. (See the discussion of KOPs under Section 4.1.4.1, Methodology.)

EMPS, directly south of the project site, is a public park with a bayfront promenade encircling the
entire park. Views of the project site are available from the entrance of the park and from the
portion of the promenade that runs the length of the northeastern edge of the park. However, views
of the project site from other areas of EMPS are obscured by mature trees and other intervening
elements, including a few low-profile buildings.

Farther west of the project site and northwest of EMPS is EMPN. EMPN is a park with a bayfront
promenade that meanders across the park. However, because of the project site’s orientation and
existing intervening elements, such as docked boats at the Marriott Marquis San Diego Marina, and
mature trees, views of the project site are completely blocked from most EMPN locations.

Moreover, recreational boaters have visual access to the project site. Passersby may take in views of
downtown with the project site prominently situated at the waterfront. However, given that the
project site is situated behind EMPS, views of the project site from boaters in the Bay would be
partially obscured by the trees and other intervening elements that exist in the park.

Public Roadways and Rights-of-Way

Convention Way runs north of and provides the primary access to the project site via Park
Boulevard, which connects to East Harbor Drive. The project site is fully visible from Convention
Way and views consist of the existing parking lot. Marina Park Way provides access to EMPS and is
adjacent to the west of the project site, where it intersects with Convention Way. The project site is
visible along the northern end of the road and views consist of the existing parking lot. Park
Boulevard is a designated view corridor in the San Diego Downtown Community Plan; however, this
Community Plan is inapplicable within the District’s jurisdiction and the project site is to the west of
and not within this view corridor.
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4.1.2.4 Light and Glare

There are two typical types of light intrusion. First, light emanates from the interior of structures
and passes out through windows. Second, light projects from exterior sources, such as street,
security, and landscape lighting. Light spillover is typically defined as the presence of unwanted or
misdirected light on properties adjacent to the property being illuminated. Light spillover can be a
nuisance to adjacent areas and can diminish views of the clear night sky.

Glare is described as the distraction, discomfort, or impairment of vision caused by extreme
contrasts in the field of vision, where light sources such as sunlight, lamps, luminaries, or reflecting
surfaces are excessively bright in relation to the general brightness of surroundings. Glare also
results from sunlight reflecting off flat building surfaces, with glass typically contributing the highest
degree of reflectivity.

On Site

Light

The project site currently contains peripheral lighting around the parking lot and along the
sidewalks and promenade. Some lighting is evident from the vessels docked at the large vessel
marina, as well.

Glare

Existing sources of daytime glare on the project site include sunlight reflecting off parked cars or
bidirectional transitory glare from cars and delivery trucks driving along Convention Way. Because
the project site does not contain structures with reflective architectural finishes, the overall daytime
glare environment is considered low.

Off Site

Light

As described in Chapter 3, Project Description, the area surrounding the project site is highly
urbanized and supports a mixture of commercial, industrial, recreational, residential, civic, and
marine-related uses. The nighttime lighting environment surrounding the project site consists
mainly of ambient light produced by recreational facilities, the existing Hilton San Diego Bayfront,
Petco Park, the SDCC, interior and exterior building lighting (residential, office, commercial), highly
ordered/structured lighting from streetlights, and transitory lighting from vehicle and transit-
related (i.e., buses and trolley) headlights.

The Tenth Avenue Marine Terminal, located to the east of the project site, adjacent to the Hilton San
Diego Bayfront Hotel, represents the most significant source of nighttime lighting in the project area
and includes boom lighting and mast lighting for security and operational activities as well as
floodlights on the bottom of crane booms and the sides of crane structures for illumination during
nighttime loading and off-loading of vessels, barges, and containers. The marine terminal is a
substantial contributor to nighttime lighting conditions in the project area.

Aside from the industrial operations at the Tenth Avenue Marine Terminal, Petco Park, north of the
project site, is a major contributor to nighttime lighting during the baseball season (normal stadium
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lighting and fireworks displays) and commercial developments, such as large-scale hotel
developments and SDCC, contribute to ambient lighting conditions. Exterior security lighting and
interior operational lighting at these hotels cause light spillover, which illuminates the area
surrounding the project site.

Finally, nighttime lighting from vehicle and transit-related (i.e., bus and trolley) headlights and
recreational boating uses near the project site contribute transitory lighting to the area. Overall,
because the area is highly urbanized, existing ambient lighting levels are considered to be high.

Glare

Offsite glare conditions are generally moderate in the area surrounding the project site. The most
noticeable sources of glare are the numerous mid- and high-rise commercial developments to the
north, west, and east, including the SDCC, the existing Hilton San Diego Bayfront Hotel, and the
Marriott Marquis San Diego Marina. Glare occurs as a result of light reflecting off the architectural
finishes of buildings, and glare conditions are most severe when light reflects off glass surfaces. Most
of these high-rise buildings have highly finished surfaces, including window and glass fagades, which
results in noticeable amounts of daytime glare.

A second primary source of daytime glare in the surrounding area is sunlight reflecting off the open
waters of the bay, which abuts the project site to the south. Glare from horizontal water surfaces is
most prevalent in the early and late portions of the day when reflected sunlight is most likely to
affect viewers. Other scattered sources of daytime glare are sunlight reflecting off the surfaces and
windows of boats docked at the marina, which produces minor amounts of glare; and sunlight
reflecting off vehicles and delivery trucks traveling along Convention Way, and other surrounding
roadways, which also produces minor amounts of transitory glare. Overall, existing daytime glare
conditions surrounding the project site are considered to be moderate.

4.1.3 Applicable Laws and Regulations
4.1.3.1 State

California Scenic Highway Program

The California Department of Transportation (Caltrans) manages the California Scenic Highway
Program, which was created in 1963 by the California legislature to preserve and protect scenic
highway corridors from changes that would diminish the aesthetic value of lands adjacent to
highways. The program includes a list of highways that are eligible for designation as scenic
highways or that have been designated as such. A highway may be designated as scenic based on
how much of the natural landscape can be seen by travelers, the scenic quality of the landscape, and
the extent to which development intrudes on the traveler’s enjoyment of the view. State laws
governing the Scenic Highway Program are found in the Streets and Highways Code, Sections 260
through 263.

California Coastal Act

The project site is located within the California Coastal Zone and is subject to the California Coastal
Act (CCA). Pursuant to Section 30715 of the CCA, the project is an “appealable development” and
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must be consistent with the Chapter 3 policies of the CCA. Chapter 3 includes policies that address
visual access to the coastal zone. Section 30251 states: “The scenic and visual qualities of coastal
areas shall be considered and protected as a resource of public importance ... [and] [p]ermitted
development shall be sited and designed . .. to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in visually degraded
areas.”

4.1.3.2 Local

Port Master Plan

Section II of the PMP sets forth planning goals and related policies for development and operation of
land within the District’s jurisdiction. The goals and related policies pertinent to the aesthetic
resources of the proposed project are presented below.

Goal II. The Port District, as trustee for the people of the State of California, will administer the
tidelands so as to provide the greatest economic, social, and aesthetic benefits to present and future
generations.

Goal VIII The Port District will enhance and maintain the bay and tidelands as an attractive physical
and biological entity.

e Each activity, development, and construction should be designed to best facilitate its particular
function, which function should be integrated with and related to the site and surroundings of
that activity.

e Views should be enhanced through view corridors, the preservation of panoramas, accentuation
of vistas, and shielding of the incongruous and inconsistent.

e Establish guidelines and standards facilitating the retention and development of an aesthetically
pleasing tideland environment free of noxious odors, excessive noise, and hazards to the health
and welfare of the people of California.

Precise Plans

Section IV of the PMP provides specific guidance for land development within ten geographic
planning districts. These ten precise plans include maps for each district, tables showing the
acreages of various uses within the districts, and lists of projects planned within the districts. The
precise plans also identify vista areas within each planning district that indicate points of natural
visual beauty, photo vantage points, and other panoramas to be preserved and enhanced by the
arrangement of development. As discussed under Section 4.1.2.1, above, the project site is located
within Planning District 3, Centre City Embarcadero. The PMP identifies 17 vista areas within
Planning District 3, five of which are located at the project site.

South Embarcadero Urban Design and Signage Guidelines

The South Embarcadero Urban Design and Signage Guidelines were adopted in 1999, and amended
in 2002, to establish a specific identity for the South Embarcadero area while enhancing the visitor’s
experience of the Bay. The guidelines established four zones to create a unified design character for
the area with an overall landscape theme, wayfinding signage program, and minimum design
standards for site elements in order to distinguish the South Embarcadero area from other adjacent
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neighborhoods and districts. Zone #1, the Park Boulevard View Corridor, establishes a vision to
provide visual and physical connections to the waterfront from the downtown Ballpark District
along with vegetation, lighting, and unique paving to encourage pedestrian and bicycle safety. The
role of Zone #2, the 8t Avenue/Convention Way Streetscape, is to create opportunities for
pedestrian connections between the Embarcadero Promenade, future waterfront development, and
the ferry terminal. Zone #3, Park/Beach, includes two options for recreation opportunities at the
project site, including Option A, a park, or Option B, a beach along the bayfront. Zone #4, Public
Promenade, calls for a 35-foot-wide promenade connecting to other waterfront areas.

4.1.4 Project Impact Analysis
4.1.4.1 Methodology

Aesthetic experiences can be highly subjective and vary from person to person; therefore, when
feasible, it is preferable to evaluate aesthetic resources using a process that strives to objectively
identify the visual features of the area, their importance, and the sensitivity of the associated
viewers. The proposed project-related changes to the aesthetic character of the project site and
surrounding area are identified and qualitatively evaluated based on the extent of the modification
to the existing physical conditions and based largely on viewer sensitivity to the modification.

The following section identifies viewer groups that would be sensitive to changes in the visual
setting and discusses KOPs of the proposed project that would be visually accessible to these
viewers. The existing visual environment is then compared to the anticipated future visual
environment through a qualitative assessment relying on the site plans and renderings of the
proposed project provided in Chapter 3, Project Description (Figures 3-2 through 3-18). Proposed
project-related changes are evaluated using the threshold criteria discussed in Section 4.1.4.2,
Thresholds of Significance, to determine significance. It should be noted that views from private
property are not considered a protected resource by the District.

Viewer Groups and Viewer Sensitivity

Viewer sensitivity is based on the visibility of a scenic resource, the proximity of viewers to the
resource, the relative elevation of viewers to the resource, the frequency and duration of views, the
number of viewers, and the types and expectations of the individuals and viewer groups. Generally,
visual sensitivity increases as the total number of viewers, frequency, and duration of viewing
activities increases.

The degree of visual sensitivity is treated as occurring at one of the following four levels.

e High Sensitivity suggests that the majority of the public is likely to react strongly to a threat to
visual quality. A highly concerned public is assumed to be more aware of any given level of
adverse change and is substantially less tolerant than a public that has little to moderate
concern. A small modification of the existing landscape may be visually distracting to a highly
sensitive public and represent a substantial reduction in visual quality.

e Moderate Sensitivity suggests that the public would probably voice concern over substantial
visual impacts. Often, the affected views are secondary in importance or are similar to others
commonly available to the public.
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e Low Sensitivity is considered to prevail where the public is expected generally to have little
concern about adverse changes in the landscape, or only a small minority may be expected to
voice such concern, even where the adverse change is substantial in intensity and duration.

e No Sensitivity occurs when the views are not public, or there are no indications of public
concern over, or interest in, scenic/visual resource impacts on the affected area.

An evaluation of the project site and the potentially affected environs, along with a review of public
scoping comments, served to identify indicators of public sensitivity to changes to views. An analysis
of the surrounding area was also conducted to identify areas where the proposed project would be
most visible and to assess the quality of public views of the project site. The range and quality of
public views of the project site was determined by reviewing street maps and designated vista areas
in the PMP, conducting site visits, and reviewing photos of areas within or adjoining the project site.
The range of sensitive views was then considered, and several representative views in which the
proposed project elements would be most noticeable were selected for detailed analysis. This
decision was based primarily on proximity and degree of proposed project exposure.

Consideration was also given to how viewers within each setting would experience the proposed
project due to varying degrees of visibility and distance from the project site, as well as the
structures, vegetation, topographic features, or other intervening obstacles that were present.
Because objects within the foreground have more detail, views from such locations would be more
detailed compared to objects that are less distinguishable in the distance. Therefore, the potential
sensitivity of close-in viewers was considered higher than those who have more distant public views
of the project site and surrounding area. Based on these considerations, candidate KOPs were
identified. A discussion of the KOP process is below.

Key Observation Points

Six candidate KOPs were identified for consideration in the impact analysis at public vantage points
throughout the Port and downtown San Diego. Identification of KOPs was based on the project site’s
location within the viewshed of a designated vista area, points within the project area that have
prominent views of the project site, and/or the potential for the project site to alter views from
other publicly accessible vantage points in the project area. The original six candidate KOPs included
the five KOPs discussed below as well as another one along the Embarcadero Promenade north of
the project site. This KOP was eliminated from further consideration for several reasons, including
visual obstructions from the KOP (e.g,, flat terrain, vegetation, and buildings blocking the view), lack
of project features that would be visible, and redundancies with other chosen KOPs. The five KOPs
carried forward were chosen as representing a cross-section of scenic quality, viewer types, and
viewer sensitivities. These are representative of the existing viewsheds described below, and their
locations and relationships to the project site are illustrated on Figure 4.1-2. For each KOP, viewer
sensitivity and visual quality (based on the attributes defined in Section 4.1.1.1, above) were
determined. A discussion of the existing views from these KOPs is provided below. An analysis of the
proposed project’s effect on these KOPs is provided in Section 4.1.4.3.

Coronado Bayfront Viewshed (KOP 1)

KOP 1 is representative of the three PMP-designated vista areas along Coronado’s northern shore
and is located at Centennial Park in Coronado, approximately 0.6 mile west of the project site across
the San Diego Bay. Centennial Park is a bayfront park along the northern shore of Coronado at the
bayside terminus of Orange Avenue. Orange Avenue is Coronado’s “main street,” and a continuous
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grassy median spans the entire length of Orange Avenue from the southern end (at the oceanfront)
to the northern end (at the bayfront). Centennial Park comprises a green lawn with a gazebo,
benches, and walking paths that allow waterfront access from the intersection of Orange Avenue
and 1st Street. The walking path is oriented north-south through the park and then extends in an
east-west direction along the waterfront, providing access to the ferry landing and small waterfront
beaches. Hotels, restaurants, and other visitor-serving uses are adjacent to the park.

Because the project site comprises a visually diminutive parking lot and does not feature any
prominent buildings, existing views of the project site are not visible from this vantage point
because they are blocked by intervening landscaping present at EMPS (see Figure 4.1-3). Typical
views from KOP 1 include the waters of the Bay in the foreground, the riprapped shoreline and trees
of EMPS as well as the arched glass upper stories and distinctive white canvas peaks of the Sails
Pavilion of the SDCC in the middleground views, and downtown San Diego, including high-rise
buildings and the distinctive round shape and exposed steel buttressing of the upper stories of the
Petco Park, in the background. Obscured views of mountains are available in the distance.

Visual quality from KOP 1 is considered to be high. KOP 1 is in a recreational area that offers
benches and walking paths where visitors experience expansive and prolonged views of the Bay and
the high-rise structures of downtown San Diego, both of which are generally considered visually
interesting views. Because visual quality from KOP 1 is considered to be high and is accessible to a
large number of visitors, viewer sensitivity is also considered to be high.

San Diego Convention Center Plaza Viewshed (KOP 2)

The SDCC'’s plaza is on the southern side of the SDCC, adjacent to Convention Way, on the upper level
and comprises a large, open concrete patio with tables and displays about San Diego’s history. The
plaza can be accessed by the public through outdoor stairways on both the northern and southern
sides of the SDCC. KOP 2 is situated along the railing of the plaza facing southward toward the
project site, to which it is immediately adjacent. This KOP is not located at a PMP-designated vista
area, but it represents the types of views that would be available from the five planned vista areas
identified at the project site in the PMP.

The project site is fully visible from this KOP. As shown in Figure 4.1-4, typical views from KOP 2
include: the concrete paved parking lot of the project site; the wide sidewalk of the Embarcadero
Promenade; large vessels, primarily yachts and sailboats in the marina; the trees and green lawn of
EMPS; the waters of the Bay, often including passing ships of various sizes (including sail boats,
cruise ships, barges, military vessels, and other vessels); and structures along Coronado’s bayfront,
ranging from smaller, single-family homes to multi-story condominiums or hotels. EMPS is in the
foreground, the Bay in the middle ground, and the northern shore of Coronado in the background. In
the farther distance, views of the military base at North Island, Coronado and the vegetated hillsides
of the Point Loma peninsula are available.
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Visual quality from KOP 2 is considered to be high because it includes expansive, largely
uninterrupted views of the Bay that span from North Island, Coronado to the San Diego-Coronado
Bay Bridge. The only elements in the viewshed that partially obscure the views of open water are
the trees at EMPS and masts of sail boats, which themselves are elements that contribute to the
overall visual quality of KOP 2 because viewers would expect to see such elements along an active
and tourist-oriented portion of the bayfront. In addition, KOP 2 is accessible to a large number of
visitors, given its location at the SDCC and its accessibility to the public. This aspect adds to the
sensitivity of views from KOP 2. Because the project site is highly visible and the overall visual
quality of the views is high, viewer sensitivity from KOP 2 is considered to be high.

Embarcadero Marina Park South Viewshed (KOP 3)

EMPS is a recreational area adjacent to the project site to the south. Vehicle and pedestrian access to
the park is achieved from Park Boulevard via Convention Way. The park includes two outdoor
basketball courts, a large gazebo structure, grass areas, concrete walkways/bikeways, exercise
stations, restrooms, a T-shaped boat dock/pier used for boating and fishing, a restaurant (Joe’s Crab
Shack), the Symphony’s Summer Pops concert area, and parking areas. There are a variety of mature
trees throughout the park, along the parking areas and the edge of the Bay. KOP 3 is situated at the
northern edge of the park, facing northward toward the project site.

Views from KOP 3 primarily include foreground and middleground views and largely comprise the
narrow inlet of the Bay that is between EMPS and the Embarcadero (see Figure 4.1-5). EMPS’
riprapped shoreline and the waters of the Bay are visible in foreground views in the midst of the
piers that extend into the inlet and house the ferry landing and a single-story Cape Cod-style
restaurant. The yachts and sailboats at the large vessel marina at the project site feature
prominently in the middleground views. Middleground views also include views of the concrete
sides of the lower levels of the SDCC as well as the arched glass rooftop and Sails Pavilion of the
upper levels of the SDCC. A few tall towers of high-rise buildings are visible in the background.
Looking to the southeast in the direction of the portion of the project site that would contain the
marina expansion, foreground views are dominated by the open waters of the Bay. Middleground
views comprise the Hilton San Diego Bayfront Hotel as well as the components of the Tenth Avenue
Marine Terminal, including the transit sheds, warehouses, the conveyer system, the bulk unloader,
and shipping barges when those vessels are docked at the terminal. Views of the San Diego-
Coronado Bay Bridge are available in background views; however, these views are interrupted when
shipping barges are docked at the marine terminal.

Visual quality from KOP 3 is considered to be moderate. This is a very narrow segment of the Bay,
and while KOP 3 is within a recreation area that gets an abundant number of visitors, it only offers
short-range views that are somewhat cluttered with features that lack coherence and unique
elements, i.e., piers, the back of the SDCC, scattered towers from downtown’s high-rise buildings,
and the Tenth Avenue Marine Terminal. While some features of the viewshed may provide visual
interest, i.e,, the large yachts and sail boats moored at the marina, there are no benches in this part
of the park like there are along the southern side of EMPS where expansive views of the Bay and
Coronado are available and where visitors would be expected to stay for prolonged periods of time.
Therefore, viewer sensitivity is considered to be moderate.
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Figure 4.1-4
KOP 2, SDCC Rooftop Plaza, looking south (Existing, panoramic view)
Fifth Avenue Landing Project
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Figure 4.1-5
KOP 3, Embarcadero Marina Park South (Existing)
Fifth Avenue Landing Project




San Diego Unified Port District Section 4.1. Aesthetics and Visual Resources

Embarcadero Promenade Viewshed (KOP 4)

KOP 4 is near the southeast corner of the project site near the endpoint of the Embarcadero
Promenade adjacent to the existing Bayfront Park next to the Hilton San Diego Bayfront Hotel (see
Figure 4.1-6). Recreationists and tourists are the most frequent viewers at this location. The
Embarcadero Promenade continues westbound through the middle of the project site. Access to the
Embarcadero Promenade is available from Harbor Drive, Park Boulevard, and Convention Way. The
promenade affords direct, unobstructed visual access to the easterly portions of the landside and
waterside areas of the project site.

As shown in Figure 4.1-6, visual elements in the foreground include the wide sidewalks, white
railings and lampposts, and benches of the promenade, the linear green lawn of the Bayfront Park
and the existing 30,300-square-foot park/plaza at the project site, and the large vessel marina. The
light posts and railings create a uniform and congruent pattern that draws the view toward the
northwest. Foreground views also include open waters of the Bay at the waterside portion of the
project site. Middleground views include the triangular buttressing and ribbed arches of the SDCC’s
glass rooftop. The dark, glossy curved facades of the Marriott Marquis San Diego Marina are
prominently visible in the background views. In addition, the towers of the Manchester Grand Hyatt
Hotel as well as the Pinnacle Museum Tower, a high-rise residential condominium building, are
visible in the background. The differing architectural finishes of these buildings and their
interspersed positioning detract from the uniformly geometric components of foreground and
middleground views (such as the lampposts, railings, and the SDCC’s buttresses and roof).

Views of the project site and surrounding area from the Embarcadero Promenade viewshed are
considered to have moderate visual quality. As discussed above, the overall visual character of this
viewshed includes a mix of park/plaza, promenade, large vessel berthing, and visitor-serving uses,
which results in a somewhat incongruent pattern. The land uses lack a sense of unity and visual
coherence due to the large gaps between the buildings and their varying heights, architectural
finishes, and color schemes. However, because the project site is highly visible from this KOP and its
location is along a recreational resource intended to provide public access to and enjoyment of the
waterfront, viewer sensitivity within the Embarcadero Promenade viewshed is considered to be
high.

Convention Center Grand Staircase (KOP 5)

KOP 5 is approximately 300 feet west of the project site at the top of a large staircase known as the
grand staircase at the SDCC, which is situated along the bayside of the SDCC. Views from KOP 5 are
mostly oriented to the south; however, portions of the project site are visible from KOP 5 when
looking southeast, specifically the parking lot that is south of the Embarcadero Promenade.

Southerly views from KOP 5 largely comprise the marina of the Marriott Marquis San Diego Marina
Hotel and associated visual elements such as small- to medium-sized boats and concentrated
collection of masts at the marina in the foreground, the green lawns and trees of EMPS in the middle
ground, and the open waters of the San Diego Bay in the background. Intermittent views of the
structures and trees along Coronado’s northern bayfront are also visible beyond the Bay.
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Figure 4.1-6
KOP 4, Embarcadero Promenade (Existing)
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San Diego Unified Port District Section 4.1. Aesthetics and Visual Resources

Visual quality from KOP 5 is considered to be high because, like KOP 2, it includes expansive views of
the Bay that span from North Island, Coronado to the San Diego-Coronado Bay Bridge (Figure 4.1-7).
However, views from KOP 5 are obscured by some intervening elements, such as the trees at EMPS
and masts of sailboats, which themselves are elements that contribute to the overall visual quality of
KOP 5 because viewers would expect to see such elements along an active and tourist-oriented
portion of the bayfront. In addition, KOP 5 is accessible to a large number of visitors, given its
location at the SDCC and its accessibility to the public. This aspect adds to the sensitivity of views
from KOP 5. Because the project site is highly visible and the overall visual quality of the views is
high, viewer sensitivity from KOP 5 is considered to be high.

4.1.4.2 Thresholds of Significance

The following significance criteria are based on Appendix G of the State CEQA Guidelines and
provide the basis for determining the significance of impacts associated with aesthetics and visual
quality resulting from the proposed project. The determination of whether an aesthetics and visual
quality impact would be significant is based on the thresholds described below and the professional
judgment of the District as Lead Agency and the recommendations of qualified personnel at ICF, all
of which is based on the evidence in the administrative record.

Impacts are considered significant if the proposed project would result in any of the following.

1. Have a substantial adverse effect on a scenic vista, including but not limited to the vista areas
designated by the District in the PMP.

2. Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway.

3. Substantially degrade the existing visual character or quality of the site and its surroundings.

4. Create a new source of substantial light or glare that would adversely affect day or nighttime
views in the area.

4.1.4.3 Project Impacts and Mitigation Measures

Threshold 1: Implementation of the proposed project would have a substantial
adverse effect on a scenic vista, including but not limited to the vista areas
designated by the District in the PMP.

Impact Discussion

There are three designated vista areas oriented toward the project site from across the Bay within
Planning District 6 (Coronado Bayfront), and five vista areas at the project site that are oriented
toward the Bay as part of the planned rooftop plaza and park areas of the proposed Convention
Center Expansion Phase III in the PMP. These vista areas have the potential to be affected by
implementation of the proposed project. Existing views of the project site from these vista areas are
represented by KOP 1 and KOP 2. In addition, KOP 3, KOP 4, and KOP 5 represent views of the
project site with moderate to high viewer sensitivity in the project area. Existing views from the five
KOPs are provided in Figures 4.1-3 through 4.1-7.
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Figure 4.1-7

;‘I — KOP 5, SDCC Grand Staircase, looking east (Existing, panoramic view)
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Construction

Construction of the landside portion of the proposed project would require demolition and grading
for site preparation, construction cranes for installation of the market-rate hotel tower, and the use
of standard construction equipment, such as earth-moving equipment, concrete trucks, forklifts, and
pile drivers. Construction of the waterside portion of the project would also require two barges
during installation of the expanded marina. Construction activities would be visible from designated
vista areas, including the three vista areas in Coronado and the five vista areas from the rooftop
plaza and park areas.

In addition, during the construction period, staging would move off site to the R.E. Staite property at
2145 East Belt Street, San Diego, approximately 2.2 miles south of the project site. Furthermore,
parking for construction workers would be located at this site. The R.E. Staite property is an existing
construction staging area for the company’s existing operations and is located within the industrial
portion of the District’s tidelands. Staging equipment and worker vehicles at this site would not
change the existing aesthetics of this area and would not result in a significant impact.

KOP 1

Construction of the proposed project would result in the temporary use of large construction
equipment and visible construction-related activity, as described above. Existing views from KOP 1
feature expansive foreground views of the Bay with views of the SDCC in the middleground and
downtown San Diego in the background. Given the distance of the project site from KOP 1, the
general presence of ongoing construction in the downtown area, and the containment of
construction equipment on the site, there would not be a significant impact. The direct open-water
views of the Bay would be unaffected, and the scenic views of the downtown San Diego skyline
would remain intact regardless of construction activities. Although cranes and other construction
equipment would protrude into the skyline during portions of construction activities, their
placement would change frequently on the site. One electric tower crane (approximately 548 feet
high) would be used for approximately 24 to 30 months to construct the market-rate hotel tower,
and another electric tower crane would be used for approximately 7 months to construct the low-
cost visitor-serving hotel. In addition, construction of the proposed marina expansion would not be
visible from KOP 1. Views of this project element would be blocked by EMPS. Finally, construction
associated with offsite utility improvements, which would require replacement of utilities located
within the project site to Convention Way, would also not be visible from this KOP. As such, impacts
on the KOP 1 vista area would be less than significant.

KoP 2

Existing views from KOP 2 consist of the project site in the foreground and expansive views of the
Bay and of Coronado in the middleground and background. The temporary use of large construction
equipment and construction-related activity at the project site would dominate the viewshed of KOP
2 for a period of 24 to 30 months. Construction activities would introduce an electric tower crane
(approximately 548 feet high) that would increase in height for approximately 24 to 30 months
during the construction of the proposed market-rate hotel tower and another electric tower crane
for approximately 7 months during the construction of the lower-cost visitor-serving hotel. In
addition, man-lifts, scaffolding, and the steel framing of the two hotels and the other landside project
elements would be visible during construction immediately in front of KOP 2. Given the short
distance between KOP 2 and the project site as well as the intensity of construction activities (i.e.,
construction of more than 900,000 square feet of new building area on a site that currently contains
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parking lots), the presence of construction activities within the viewshed of KOP 2 would
substantially interfere with, if not entirely block, the existing views of the Bay and Coronado for
most of the duration of the construction period. Therefore, construction activities associated with
the proposed project, including construction activities associated with replacement of utilities from
the project site to Convention Way, would result in significant temporary impacts on vista areas
from KOP 2 (Impact-AES-1). Implementation of MM-AES-1 would be required.

Expansion of the marina would require construction equipment of a smaller scale than that required
for the proposed buildings, and Phase I of the marina expansion would take approximately 6 to 9
months. It is assumed that Phase II of the marina expansion would be constructed at a separate time,
approximately 5 years after the Phase [ marina expansion and market-rate hotel is completed.
Similar to Phase I, Phase II of the marina expansion would also take approximately 6 to 9 months to
construct. Construction of this project element, including the placement of relatively flat barges
within the viewshed, may occasionally interfere with views to the south/southwest from KOP 2,
which include views of the Bay and the San Diego-Coronado Bay Bridge in the background.
However, given the elevated height of KOP 2, construction of this project component would not
substantially impede nor permanently affect existing views from KOP 2. Impacts related to
construction of the marina would be less than significant on KOP 2.

KOP 3

Views from KOP 3 consist of a segment of open water of the Bay, an inlet with a marina, small piers,
and a restaurant, the western facade of the SDCC, and a smattering of high-rise towers in the
background. Views from KOP 3 are not expansive, and visual quality and viewer sensitivity are
considered moderate. Construction fencing and equipment would dominate middleground views
from KOP 3 for approximately 2 to 2.5 years and would block views of the SDCC. However,
foreground views of the inlet and the vessels at the marina would remain intact during construction,
and impacts on KOP 3 would be less than significant.

Expansion of the marina would require construction equipment of a smaller scale than that required
for the proposed buildings, and Phase I of the marina expansion would take approximately 6 to 9. It
is assumed that Phase II of the marina expansion would be constructed at a separate time,
approximately 5 years after the Phase | marina expansion and market-rate hotel is completed.
Similar to Phase I, Phase II of the marina expansion would also take approximately 6 to 9 months to
construct. Construction of this project element would involve the use of two relatively flat barges
that would temporarily interfere with southerly views from KOP 3, which include views of the San
Diego-Coronado Bay Bridge. However, KOP 3 is not a designated vista and has moderate viewer
sensitivity, and the presence of construction activity and barges within the viewshed would not
result in a substantial effect on a scenic vista. Impacts would be less than significant.

KOP 4

KOP 4 is located along the Embarcadero Promenade just south of the project site, and existing views
consist of the green lawns of the park adjacent to the Hilton San Diego Bayfront Hotel and the wide,
white sidewalks of the promenade, the geometric elements of the SDCC, the existing marina, and the
riprap, lawn, and trees of EMPS. Similar to KOP 3, construction activities at the project site would
feature prominently within this viewshed and would dominate foreground and middleground views.
Again, given the proximity of the project site to KOP 4, construction equipment used to construct the
lower-cost visitor-serving hotel and other project elements along the eastern side of the project site,
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including any replacement of offsite utilities, would substantially interfere with existing views of the
green lawn portion of the project site as well as existing views of the SDCC. However, users of the
Embarcadero Promenade would likely be more sensitive to views of the Bay, and the presence of
construction equipment where a parking lot was located would not result in an adverse impact on
this KOP. In addition, construction of the market-rate hotel tower would generally not interfere with
existing views from KOP 4. Again, while existing views of the waterside portion of the project site
include open water in the foreground with EMPS in the background, construction of the proposed
marina would involve less intensive construction activity and would not interfere with any
significant views from KOP 4. Impacts on KOP 4 would be less than significant.

KOP 5

The temporary use of large construction equipment, such as cranes, and construction-related
activity at the project site would be located to the south of the vista area at the top of the SDCC'’s
grand staircase. While construction activities at the project site would be visible from KOP 5, given
the distance of this KOP from the project site and its setback position, views of the construction
equipment, including that used for relocation of utilities, would be obscured by intervening
elements, such as trees, and would not dominate the viewshed from this KOP. Foreground and
middleground views include views of the marina of the Marriott Marquis San Diego Marina and
EMPS. These views would not be substantially affected by the presence of construction equipment at
the project site, which is situated to the south/southwest of KOP 5. Background views of the San
Diego-Coronado Bay Bridge would be blocked, but expansive views of the Bay and Coronado would
still be available when looking west. Impacts would be less than significant.

Operation

Completion of the proposed project would result in the addition of a new 44-story, 498-foot-tall,
high-rise market-rate hotel tower along the bayfront of San Diego’s downtown, as well as new public
plaza and park areas and terraces, an adjacent five-story, lower-cost visitor-serving hotel, and
expansion of the existing marina. Relocation of existing utilities from the project site to Convention
Way as well as upgrades to existing utilities within Convention Way would occur during
construction activities. Once in place, these below-ground improvements would not be visible, and,
therefore, are not analyzed under operational conditions.

KOP 1

KOP 1 is located at Centennial Park in Coronado, approximately 0.6 mile west of the project site
across the San Diego Bay, and existing views include expansive foreground views of the Bay with
views of the SDCC in the middleground and downtown San Diego in the background. From the
vantage point of KOP 1, the market-rate hotel tower would become one of the most visually
prominent elements of the downtown San Diego skyline (see Figure 4.1-8). Within the KOP 1
viewshed, the proposed building would be comparable in height and massing to the Hilton San
Diego Bayfront Hotel, the Manchester Grand Hyatt, and the two towers of the Harbor Club
Condominiums. In general, the proposed market-rate hotel tower would blend with and become
part of the skyline views of downtown San Diego that are visible from KOP 1 and would not detract
from the scenic vista, interfere with the open-water views of the Bay, or block any unique visual
elements within the viewshed. In addition, the other elements of the proposed project, including the
five-story lower-cost visitor-serving hotel and the marina expansion, would not be prominently
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visible from KOP 1, would be obscured by trees at EMPS, and would blend in with the overall
structure of the SDCC. Therefore, impacts on scenic vistas from KOP 1 would be less than significant.

KOP 2

KOP 2 is located at the existing plaza on the second story of the SDCC, approximately 60 feet north of
the project site. KOP 2 is representative of the five designated vista areas for the planned rooftop
plaza and park areas that are included in the PMP. While the PMP-planned rooftop plaza and park
areas have not yet been implemented, construction of the proposed project would not allow this
improvement to occur and would result in the displacement of these vista areas.

Existing views from KOP 2 include uninterrupted panoramic views of the Bay and of Coronado that
span from Point Loma in the northwest to the San Diego-Coronado Bay Bridge in the southwest. The
addition of the market-rate hotel tower would introduce a substantial structure within this
viewshed, which would interrupt the existing expansive views of the Bay and Coronado that are
available from KOP 2 (see Figure 4.1-9). The market-rate hotel tower has been designed to
accommodate existing viewsheds to the extent feasible, including provisions to place the tower to
the west of the existing and proposed public plaza and park areas and increase the height of the
tower in order to minimize its bulk (i.e., the tower has been designed to be tall and slender).

In addition, the proposed project would introduce up to 82,300 square feet of new public and park
areas on the roof of the proposed parking structure and hotel ballrooms that would be at a similar
height as KOP 2 and could restore views similar to those offered by KOP 2. The proposed rooftop
public plaza and park areas would sit closer to the waterfront than KOP 2 and would be larger than
the existing SDCC plaza where KOP 2 is located. As such, the proposed rooftop public plaza and park
areas would replace some of the views of the Bay and Coronado that would be blocked by the
market-rate hotel tower and would partially replace the designated vista areas from the PMP that
would be displaced by the project. However, the proposed public plaza and park areas would be set
back farther from the waterfront than the proposed tower, and, as such, the proposed market-rate
hotel tower would still interfere with panoramic views of the Bay. In addition, both the existing
SDCC plaza where KOP 2 is located and the planned rooftop public plaza and park areas are and
would be open to the public. As identified in Table 3-2 and Figure 3-12 of Chapter 3, Project
Description, the public park plaza and public observation terrace, public promenade, and public
observation terrace viewing point would be available for public access at all times. However, the
other areas (Areas A and B as depicted on Figure 3-12) would be restricted to the public at times for
private events.

Based on the above, the proposed project would result in a significant impact on designated vistas
(Impact-AES-2 and Impact-AES-3). Implementation of mitigation measures to reduce potential
impacts on designated viewsheds would be ensured under MM-AES-2, MM-AES-3, and MM-AES-4.

The expansion of the proposed marina would introduce an increased number of yachts and sailboats
into the viewshed of KOP 2 and would replace existing open water area with marina uses. Sporadic
views of the masts of these vessels would be visible in middleground views from KOP 2; however,
given that the height of KOP 2 is above ground level, these features would not significantly interfere
with long-distance southerly views of background features such as the San Diego-Coronado Bay
Bridge. In addition, such vessels would be expected features within waterfront viewsheds. Impacts
on KOP 2 associated with the proposed marina would be less than significant.
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Figure 4.1-9
Rendering of Proposed Project from KOP 2
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KOP 3

KOP 3 is at the northeastern corner of EMPS, approximately 0.10 mile from the project site, and
includes north-facing views that include an inlet of the Bay, the existing large vessel marina,
intermittent views of the promenade through the marina, and the southern fagade of the SDCC (see
Figure 4.1-5). Southeasterly views include the Bay in the foreground; the warehouses, terminals,
conveyer systems, and large shipping vessels at the Tenth Avenue Marine Terminal in the
middleground; and the San Diego-Coronado Bay Bridge in the background. Visual quality is
considered moderate because, when considered together, the combination of these elements
generally lacks a unified visual coherence, especially because the components of the viewshed are
clustered together in a relatively compact area. Views are experienced largely by recreationists and
tourists, and viewer sensitivity is also considered to be moderate.

Implementation of the proposed project would substantially modify views from KOP 3 (see Figure
4.1-10). Views of the narrow area of open water and large vessels docked at the marina would
remain, as would intermittent views of the Embarcadero Promenade (e.g., railing, lampposts,
benches, pedestrians). However, background views of cars parked at a parking lot and the loading
docks and upper levels of the SDCC would be substantially modified and would be replaced by a
visually prominent structure that would bring a more unified appearance to the project site than
currently exists. In general, the proposed project would introduce greater intensity to the area, not
only through the introduction of a new building that has substantially greater height and mass than
what currently exists at the project site, but also through an increase in the number of users of the
site. However, while the project would introduce visually prominent elements, it would not block
views of any unique visual elements within the viewshed. In addition, regarding views to the
southeast, the addition of an increased number of vessels would interrupt views of the San Diego-
Coronado Bay Bridge, and, when fully occupied, vessels at the marina may block portions of the
bridge. However, the San Diego Bay is an extremely busy bay within both water- and landside areas
and the marina would be an expected feature to viewers in the area (and to many viewers, the
vessels would constitute a unique visual element in their own right). In addition, as noted above,
viewer sensitivity from this KOP is moderate and the addition of a marina within this viewshed
would constitute a less-than-significant impact.
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Figure 4.1-10
Rendering of Proposed Project from KOP 3
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KOP 4

KOP 4 is located along the Embarcadero Promenade near the southeastern corner of the project site
and the existing Bayfront Park at the Hilton San Diego Bayfront Hotel. Views from this KOP are
experienced by recreationists and tourists. From KOP 4, visual quality is considered moderate and
viewer sensitivity is considered high. The overall visual character of this viewshed is defined by the
green lawns of the park that contrast with the wide, white sidewalks of the Embarcadero
Promenade (see Figure 4.1-6). The yachts and sailboats of the marina feature prominently in the
middleground views, as do the geometric elements of the SDCC’s rooftop (e.g., arched glass and
triangular buttressing). Background views include the sporadic appearance of the tall towers of
nearby downtown buildings. The combination of these various elements results in a somewhat
incongruent pattern of land uses.

Implementation of the proposed project would substantially alter views by adding visually
prominent structures that would dominate northerly views within KOP 4 (see Figure 4.1-11). The
segment of the green lawn now visible in the viewshed would remain, but middleground views of
SDCC’s triangular buttresses would be replaced with the proposed five-story, lower-cost visitor-
serving hotel in foreground views. Views of the hotels in the background would be completely
blocked and replaced with foreground and middleground views of the proposed lower-cost visitor-
serving hotel. The high-rise market-rate hotel tower would add a visually prominent vertical
element in mid- to background views within the long linear views down the length of the
Embarcadero Promenade, but none of these project elements would block any unique visual
elements within the viewshed. In addition, the large vessels at the marina would continue to feature
prominently within northerly views, and vessels docked at the proposed expansion would also be
visible in westerly views. The proposed marina would increase the number of masts and other
elements associated with these vessels within middleground views, but similarly would not block
any unique visual elements within this viewshed, which had moderate viewer sensitivity. Impacts
would be less than significant.

KOP 5

Views from KOP 5 largely comprise the marina of the Marriott Marquis San Diego Marina Hotel and
associated visual elements such as small- to medium-sized boats and the concentrated collection of
masts in the foreground, the green lawns and trees of EMPS in the middleground, and the open
waters of the San Diego Bay in the background. As shown on Figure 4.1-12, the proposed project
would introduce a substantial new structure into the viewshed of KOP 5, which currently contains
no prominent structures. Views from KOP 5 generally consist of low-rise features, such as open Bay,
trees in EMPS, and sailboats and masts, that are all situated at a lower elevation than the viewshed.
The only prominent structure within the viewshed is the San Diego-Coronado Bay Bridge, but its
distance from KOP 5 is such that this structure is a low-rise feature, as well.
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Figure 4.1-11
Rendering of Proposed Project from KOP 4
Fifth Avenue Landing Project



m

g 00 Y

Figure 4.1-12
Rendering of Proposed Project from KOP 5
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Because the proposed market-rate hotel tower would be so near KOP 5, its presence would
dominate and substantially affect the open and panoramic nature of the existing viewshed. In
addition, the proposed project would entirely block views of the San Diego-Coronado Bay Bridge,
which is a feature that contributes to the viewer sensitivity of the viewshed. Views of the proposed
market-rate hotel tower from KOP 5 would also include its broadest facade, which would result in a
wider area of the viewshed being blocked. Viewers would be required to travel to other areas in the
project vicinity to have the panoramic views restored. Therefore, the proposed project would result
in a significant impact on a scenic vista (Impact-AES-2). Sensitivity to views has been taken into
consideration during project design, including design of a slender tower, the use of transparent
materials to the extent feasible, and the addition of publicly accessible areas, including plazas, parks,
terraces, and walkways, to the project site. In addition, as required by MM-AES-4, the District would
work to identify new vista areas within the project vicinity, which would direct viewers to areas
where panoramic views of the Bay and surrounding features are intact.

Level of Significance Prior to Mitigation

Implementation of the proposed project would have a substantial adverse effect on a scenic vista,
including but not limited to the vista areas designated by the District in the PMP. Potentially
significant impact(s) include:

Construction

Impact-AES-1: Visual Impacts due to Obstructed Views Within a Vista Area During Project
Construction. The protrusion of large construction equipment, including cranes, scaffolding,
and other construction materials, into the viewshed of the SDCC rooftop plaza would result in a
temporary significant impact.

Operation

Impact-AES-2: Visual Impacts due to Obstructed Views Within a Vista Area During Project
Operations. Operation of the proposed project would substantially interfere with existing
expansive views of the San Diego Bay from the existing SDCC plaza and the SDCC grand
staircase.

Impact-AES-3: Visual Impacts due to Displacement of Existing Designated Vista Areas
During Project Operations. Operation of the proposed project would displace five vista areas
that are designated in the PMP at the planned rooftop plaza and park areas.

Mitigation Measures

Construction
For Impact-AES-1:

MM-AES-1: Construction Screening and Fencing. The project proponent shall install
construction-screening fencing around the entire perimeter of the project site that would shield
construction activities from sight and prior to issuance of demolition permits, the District’s
Development Services Department shall confirm such fencing is depicted on the appropriate
demolition and construction plans. Construction screening shall include, at a minimum,
installation of 8-foot-tall fencing for the duration of the construction period that is covered with
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view-blocking materials, such as tarp or mesh in a color that blends in with the existing
environment such as green or blue.

Operation
For Impact-AES-2:

MM-AES-2: Install Wayfinding and Public Accessibility Signage. Prior to the issuance of
occupancy permits, the project proponent shall post wayfinding signage and signage at the
grand staircase, market-rate hotel tower staircase, public observation terrace, optional
pedestrian bridge, and two locations along the existing Embarcadero Promenade, that directs
visitors to the proposed public plaza and park areas on the rooftop of the parking structure and
hotel ballrooms as well as the walkway around the market-rate hotel tower (the areas identified
as Exterior Areas B, C, and D on Figure 3-12 in Chapter 3, Project Description, of the EIR), and
designates the areas as available to the public with open hours listed (i.e., 6:00 a.m. to 10:30
p.m.). The project proponent shall submit the signage characteristics (e.g., size, color, materials)
to the District’s Development Services Department for review and approval. Photographic proof
of the wayfinding signage and designation signage shall be submitted to the District’s
Development Services Department prior to issuance of the certificate of occupancy. In addition,
the project proponent shall allow the District to conduct periodic inspections to ensure that this
space remains publicly accessible. The wayfinding signage shall clearly direct the public to the
public plaza and park areas and public observation terrace and indicate that the space is open to
the public except during certain circumstances consistent with the PMP Amendment.

MM-AES-3: Transparent Fencing Materials at Pool Deck. Prior to the issuance of the
certification of occupancy for the market-rate hotel tower, the project proponent shall install
transparent fencing in front of the pool to separate the pool deck from the public observation
terrace viewing point on the second floor of the west side of the market-rate hotel tower, using
transparent materials such as glass or cable rail. Prior to issuance of a building permit for the
market-rate hotel tower, the District’'s Development Services Department shall confirm such
transparent fencing is depicted on the appropriate building plans.

For Impact-AES-3:

MM-AES-4: Designated Public Vista Areas. To replace the five public vista areas currently
designated on the project site and/or the SDCC Expansion Rooftop park, the PMP Amendment
shall include five new public vista points as shown on Figure 3-19; four shall be located along
the public observation terrace on the rooftop public plaza and park areas and the fifth shall be
located on the west end of the market-rate hotel tower terrace (public observation terrace
viewing point, Figure 3-12). These designated vista points shall be delineated with signage and
open to the public at all times.

Level of Significance after Mitigation

Construction

MM-AES-1 would reduce impacts on existing views associated with construction activities, but
views of the construction site would still be available from the elevated viewshed of the existing
SDCC plaza. Impacts, although temporary during the construction phase, would remain significant
and unavoidable.
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Operation

Implementation of MM-AES-2 and MM-AES-3 would reduce impacts on the vista area at the SDCC
plaza, but the proposed project would still result in substantial obstruction of existing panoramic
views of the Bay (Impact-AES-2). In addition, there is no mitigation measure to minimize impacts
on the panoramic views from the SDCC’s grand staircase, and impacts on these vista areas would be
significant and unavoidable.

MM-AES-4 would reduce the impacts related to displacement of the existing vistas (Impact-AES-3)
to less-than-significant levels because, as shown on Figure 3-19, the project would locate four vista
areas along the public observation terrace on the rooftop public plaza and park areas and a fifth on
the west end of the market-rate hotel tower terrace, per MM-AES-4. As also depicted on Figure 3-19,
the project would add three new scenic vista areas at the project site, beyond what is required by
MM-AES-4, for a total of eight vista areas within the project site. Therefore, MM-AES-4 would
reduce Impact-AES-3 to less-than-significant levels.

Threshold 2: Implementation of the proposed project would not substantially
damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway.

Impact Discussion

The project area is within the viewshed of the San Diego-Coronado Bay Bridge (SR-75), which is a
state scenic highway. The project site does not contain any historic resources; however, a structure
that is adjacent to the project site, the building that currently houses Joe’s Crab Shack, is considered
a historic resource because of its historic association with the San Diego Rowing Club. This building
is located on a pier that is south of the landside portion of the project site and west of the proposed
marina expansion within the waterside portion of the project site. Given the diminutive size of Joe’s
Crab Shack, the project area’s distance from SR-75, the speed at which motorists travel along that
roadway, and the fact that stopping on the bridge is prohibited, this historic resource is not
prominently visible from SR-75 and is not a contributing feature to the viewshed of the scenic
highway. The proposed project would involve development of the project site with a new hotel
complex featuring a 44-story market-rate hotel tower, a lower-cost visitor-serving hotel, public
plaza and park areas, and a marina expansion. None of these activities would adversely affect the
Joe’s Crab Shack structure or setting such that this resource would be damaged (see Section 4.4,
Cultural Resources, for more details on this historical resource). Implementation of the expanded
marina would interfere with views of the portion of the project area where the historic resource is
located; however, as noted above, the structure is not visible from SR-75 due to the circumstances
described. Therefore, impacts on scenic resources within a state scenic highway would be less than
significant.

Level of Significance Prior to Mitigation

Implementation of the proposed project would not substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and historic buildings within a state scenic highway.
Impacts would be less than significant.
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Mitigation Measures

No mitigation is required.

Level of Significance after Mitigation

Impacts would be less than significant.

Threshold 3: Implementation of the proposed project would not substantially
degrade the existing visual character or quality of the site and its surroundings.

Impact Discussion

Construction

As described under Threshold 1 above, construction activities for the proposed project would be
visually apparent from surrounding areas. Because of their size and configuration at the project site,
the various construction equipment components and activities would be visible from the
surrounding area. Construction activities would cause noticeable changes in the visual character of
the project site. Construction of multi-story structures, such as the proposed market-rate hotel
tower, would include the use of temporary tower cranes. However, because construction equipment
and activities would largely be contained on the project site and construction activities would be
temporary, no permanent alteration of the existing visual character or quality of the site or its
surroundings would occur.

Overall, construction activities would add an industrial element to the project site, which is
currently characterized by the existing parking lot, and would result in a temporary reduction in the
overall visual quality on site and a temporary degradation of the existing visual character on site.

However, the areas surrounding the project site throughout the San Diego Bay are characterized by
their presence within a densely developed waterfront downtown. Uses include commercial and
industrial uses, including SDCC, the adjacent hotels, and the Tenth Avenue Marine Terminal. The
SDCC and adjacent hotels exhibit a highly urbanized character given the massing and height of their
towers. In addition, the nearby Tenth Avenue Marine Terminal, which is visible from the project site,
exhibits the functional character of a marine terminal, including the permanent presence of bulk
loading and unloading equipment associated with container ships or military ships. Cranes and
other construction equipment are a common occurrence due to the frequency of construction
activity that occurs in the downtown community, and short-term visual changes associated with
construction activities are common in urban settings. In terms of the temporary visual impact on the
surrounding land uses, the project site would constitute only a small portion of the overall
downtown surroundings and the associated downtown skyline and, consequently, construction
activities would not result in degradation of visual character of the site and surrounding area.
Therefore, due to the temporary nature of construction activities, the urban and/or functional
character of the surrounding land uses, and the common presence of construction equipment in the
vicinity, impacts on the visual character of the surrounding area would be less than significant.

Operation

As depicted through the five KOPs and described in detail under Threshold 1, the project site and
surrounding area are located within a densely developed urban waterfront environment that
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includes a mix of commercial, recreational, tourist-oriented, industrial, and military uses. The visual
character of the project area is defined by this highly diverse mix of uses, exhibiting a high degree of
variation from one property to the next. The area includes dramatic changes in building heights and
intensity of development as the waterfront uses alternate from landscaped parks to high-rise hotels
with slender towers to the geometric forms of the low-rise buildings of the SDCC. Water-dependent
uses also contribute to this diverse character as the project area includes views of, and is visible
from, marine terminals and military sites that contain less congruent development—Iless orderly
placement of buildings that vary in shape and height, massive ships docked alongside, etc. The
project area also includes the uniform appearance associated with small- and large-vessel
recreational marinas, which includes the regular spacing of a high concentration of boats topped by
a forest of masts. The Bay itself is busy with a high level of boat traffic.

Implementation of the proposed project would introduce two new buildings that have substantially
greater height and mass than the parking lot that currently exists at the project site, and the
proposed project would become a highly visible element within the context of the dense urban
waterfront environment. While it would be highly visible, the proposed development would be
consistent with the character of the surrounding area. The proposed high-rise market-rate hotel
tower would conform with the existing heights and massing of the immediately adjacent high-rise
hotels and, from more distant views such as KOP 1, would blend in with the other tall buildings that
compose the skyline of downtown San Diego. Building materials would involve the use of glass
siding and steel framing for the high-rise market-rate hotel tower and natural stone, cement, and
wood materials for the other project components. A planted fagade wall (i.e., vines or planters) and a
curated art, sculpture, or print installation would be used along the eastern fagade of the parking
structure. The color palette would include the clear or reflective nature of glazing, neutral colors
associated with natural stone and wood, as well as some metallic materials for balcony guardrails.
As such, the design of the overall project would bring cohesiveness and uniformity to the project’s
various element within the site, and the building materials and colors would be typical of those used
throughout the downtown area for similar developments.

The intensity of development that the proposed project would bring to the site would also be
consistent with the intensity of the surrounding uses. Other nearby bayfront hotels, including the
Hilton San Diego Bayfront, the Marriott Marquis San Diego Marina, and the Manchester Grand Hyatt,
all contain high-rise towers that are situated near the waterfront with other lower-rise components,
including parking structures and ballroom/meeting areas, spread across the other portions of their
respective sites. In addition, the design of the proposed marina expansion would involve features
that are standard to recreational marinas (e.g. similar construction materials, width of walkways
and slips, height above water), and this project element would correspond to the existing marina as
well as other nearby marinas that provide slips for large and small vessels.

As discussed under Threshold 1, the proposed project would dominate views within most of the
KOPs identified for the project, including KOP 2, KOP 3, KOP 4, and KOP 5. However, this would not
result in a degradation of character at the project site and surrounding area as, overall, the proposed
project would be consistent with the context of downtown San Diego. Impacts related to visual
quality and character would be less than significant.
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Level of Significance Prior to Mitigation

Implementation of the proposed project would not substantially degrade the existing visual
character or quality of the site and its surroundings. Impacts would be less than significant.

Mitigation Measures

No mitigation is required.

Level of Significance after Mitigation

Impacts would be less than significant.

Threshold 4: Implementation of the proposed project would create a new source
of substantial light or glare that would adversely affect day or nighttime views
in the area.

Impact Discussion
Construction

Light

Nighttime lighting sources during construction would consist of floodlights that would be focused on
the work area to minimize light spillover. Nighttime construction activities would be limited to
activities that would not violate the City of San Diego Noise Abatement and Control Ordinance
Section 59.5.0404, which specifies that any loud construction noise is only permitted from 7 a.m. to
7 p-m., Monday through Saturday. This would require construction activities to cease operation by
7 p.m., and lights for construction work (e.g., bright pole-mounted balloon lights) would not be used
beyond this timeframe. Although no nighttime lighting would be used for construction activities,
some lighting may be used overnight at the construction site for security reasons. In addition,
construction lighting from the project site would be largely obscured from Coronado and the San
Diego bayfront from intervening landscaping and structures, such as EMPS. Moreover, construction
lighting from the project site would blend in with the other sources of light from downtown San
Diego. However, construction lighting associated with the proposed project would be a new source
of temporary lighting at the project site that would potentially be visible to adjacent uses (Impact-
AES-4).

Glare

Increased truck traffic and transport of construction materials to the project site would temporarily
increase glare conditions as a result of light reflecting off vehicle windshields and construction
materials. However, this increase in glare would be temporary and would appear to be part of
existing glare conditions. Travel routes for construction traffic would include Harbor Drive and the
surrounding roadways, which are considered highly traveled routes that characteristically
experience moderate levels of daytime glare from light reflecting off vehicle windshields. As such,
the temporary increase in motor vehicle traffic that would occur during construction of the
proposed project would not be considered a new source of substantial glare. The increased truck
traffic would blend in with the existing traffic and would be comparable to other truck traffic
created by construction in the downtown area. Moreover, views of trucks originating from the site
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would be partially buffered from several viewer groups in the downtown community by the SDCC
and the existing Hilton San Diego Bayfront Hotel. Therefore, construction of the proposed project
would not create a new source of substantial glare that would affect daytime views in the area.
Impacts would be less than significant.

Operation

Light

Completion of the proposed project would consist of a new high-rise market-rate hotel tower and a
second mid-rise lower-cost visitor-serving hotel as well as a parking structure, public plaza and park
areas, and an expanded marina. The project would include a pedestrian bridge (if rights are secured)
that would extend from the SDCC to the rooftop public plaza and park areas. These uses would
increase the sources of lighting compared to existing conditions, which primarily includes security
lighting at the marina and minimal lighting at the parking lots. The types of lighting introduced by
the project would include interior lighting, exterior lighting for pedestrian safety and security,
signage lighting, lighting along the pier for the proposed marina, and lighting from the increase in
vehicles accessing the project site. Although the lighting would be increased over existing
conditions, would be visible from offsite locations, and would contribute to the overall ambient glow
of the project site and surrounding areas, lighting from onsite uses would be designed so as not spill
directly onto other areas, consistent with Section 142.0740 of the City of San Diego Municipal Code.

Per the City’s Municipal Code, interior and exterior lights associated with the proposed project
would not shine directly onto surrounding areas and would not result in light spillover. The
perception of the project’s lighting sources would be similar to what currently results from the
existing Hilton San Diego Bayfront Hotel and surrounding mid- to high-rise buildings. Furthermore,
such new lighting would not be substantially brighter than existing light sources, such as that of the
SDCC, the existing Hilton San Diego Bayfront Hotel, and the Marriott Marquis San Diego Marina
Hotel, all of which produce substantial nighttime lighting. Although additional lighting sources
associated with the proposed project could add to the ambient conditions of the area and
downtown, this area is already characterized by high ambient light levels. In addition, v