
















































































































































































































































































































































































































































































































































































































































































































CITY OF SANTEE 
INITIAL STUDY/ENVIRONMENTAL CHECKLIST FORM 

(TCSPA2015-1; DR2015-10; V2015-2) 
 
Project Title: Santee Brewery 
 
Lead Agency Name and Address: City of Santee 

10601 Magnolia Avenue  
Santee, CA 92071 

 
Contact Person and Phone Number: John O’Donnell, (619) 258-4100  
   
Project Location: Undeveloped property at the northeast corner of 

Cuyamaca Street and north of Town Center 
Parkway (APN 381-050-64) in the  
Santee Town Center 

  
Project Sponsor's Name and Address: Matt Rattner 
  Karl Strauss Brewing Company 
  5965 Santa Fe Street, Suite E  
  San Diego, CA 92109 
 
Property Owner: County of San Diego 
  Department of General Services 
  5560 Overland Avenue, Suite 410 
  San Diego, CA 92123 
   
General Plan Designation: Town Center (TC), Specific Plan – Commercial with 

Office Park Overlay 
 
Zoning: Town Center (TC) – Commercial/Office  
 
All reports and documents referenced in this Initial Study are on file with the City of Santee, 
Department of Development Services, 10601 Magnolia Avenue, Santee, California 92071, and a 
digital copy is available from the City website http://www.ci.santee.ca.us/index.aspx?page=210.  
 
PROJECT DESCRIPTION  
 
The project is a request for a Development Review Permit, a Variance for reduced on-site 
parking, and an amendment to the Santee Town Center Specific Plan, RiverView Office Park 
Master Plan to allow construction of several structures to support a brewery operation and 
restaurant on a 10.13-acre site located at the northeast corner of Cuyamaca Street and Town 
Center Parkway. Refer to Figures 1 through 3 for the project location.  
 
The project would include a restaurant (Building A), a brewery with office space and a tasting area 
(Building B), and a warehouse (Building C) totaling 112,580 square feet of building space. Refer 
to Figure 4 for the Conceptual Site Plan. Building A would include a 7,400-square-foot restaurant 
in addition to a 2,600-square-foot outdoor dining patio (not included in the total building square 
footage). Building B would include 23,780 square feet of office space, a 3,000-square-foot tasting 
area, and 32,500 square feet of brewery operations. Building B would be two stories with office 
space located on the first and second floors. A second story patio would also be located at the 
south end of Building B, which would be used for private events and not open to the public. 
Building C would include a 45,900-square-foot warehouse with loading docks to allow for 
receiving supplies and shipping bottled and packaged beer. 
 

http://www.ci.santee.ca.us/index.aspx?page=210
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An outdoor beer garden/grotto area would be located at the southwest corner of the project site, 
between the tasting area and the restaurant. This area would include an amphitheater seating 
area, meandering cobble paths, decks, landscaping, shade sails, outdoor seating, fire pits, and 
outdoor games (e.g., bocce court, cornhole game, chessboard, shuffleboard court, giant Jenga). 
Refer to Figure 5 for details of the beer garden/grotto area. It is anticipated that programmed 
outdoor events would be scheduled nearly every day of the year. Potential outdoor events would 
include weddings, live music concerts, music and dancing, and outdoor movies in the southwest 
corner of the project site adjacent to the intersection of Cuyamaca Street and Town Center 
Parkway. The project would also include construction of a portion of the San Diego River Trail 
along its northern boundary, providing a trail connection from the existing trail terminus at the Parc 
One Apartments property, west to Cuyamaca Street. 
 
The brewery operation is expected to produce approximately 80,000 barrels of beer per year 
based on current demand; however, the facility would be designed to handle up to 300,000 
barrels of production per year to allow for increased production dependent on market demand. 
The project would offer a campus-like setting with a restaurant, tasting room, brewery, 
warehouse, decorative fencing and screen walls, gardens, offices, and walkways. For elevations 
and perspective views of each proposed structure, refer to Figures 6 through 12.  
 
Landscaping, Signage, and Fencing 
 
Project landscaping would consist primarily of low water use plants, with some moderate water 
use plants. Trees would be planted along the proposed trail and throughout the parking area. 
Trees would also be planted along Cuyamaca Street, adjacent to Town Center Parkway, and 
within the beer garden area. Shrubs, ornamental grasses, succulents, vines and groundcovers 
would be used throughout. Refer to Figure 13 for the project landscape plan. Perimeter walkways 
and project landscaping around the perimeter of the property, including the San Diego River Trail 
improvements, would become part of the City’s Landscape Maintenance District (LMD).  
 
The project would include three primary types of fencing. Proposed is an eight-foot-tall wire mesh 
panel fence would be constructed along the river trail at the border of the northern parking area 
for approximately 696 linear feet. Wire mesh gates would be located at the Cuyamaca Street 
entrance and along the edge of the overflow parking area to restrict access to the rear of the 
brewery and warehouse area. A wood slat screen wall with galvanized steel “green screen” 
panels would be installed to screen the large tanks that face Cuyamaca Street north of the 
brewery structure. Wood slat fencing would be installed around beer garden/grotto and restaurant. 
Refer to Figure 14 for details, photos, and locations of the proposed fencing.  
 
Project signage would include a directional monument sign at the entrance from Cuyamaca 
Street, a park entry monument sign at the corner of Cuyamaca Street and Town Center Parkway, 
and a Karl Strauss monument sign at the main project entrance from Town Center Parkway. 
Signage would also be provided on the face of proposed structures. Additionally, two rooftop 
scaffolding signs reading “Karl Strauss Brewing Company” would be installed on top of the 
brewery structure (Building B). One of the scaffolding signs would be oriented to face Cuyamaca 
Street and the other would face Town Center Parkway. The roof-mounted sign would be subject 
to approval of the Town Center Specific Plan Amendment concurrently proposed with the 
Development Review Application. Refer to Figures 7, 8, 11 and 12 for representations of the 
proposed scaffolding signs from various viewing locations.  
 
Table 1 provides a summary of the main project components including size, location (building), 
hours of operation, and anticipated full-time equivalent employees based on the initial size of the 
proposed brewing operation and the maximum size, or maximum volume, of production. 
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Table 1. Project Components 

Project Features 

Approximate 
Size  

(square feet) 
Building 
(location) Details 

Hours of 
Operation 

Employees 
– Initial 
(FTE)  

Employees –  
Max (FTE) 

Restaurant – front 
of house 3,700 A Casual and bar seating, bar area, lounge, 

public restrooms 11 AM to 11 PM; 
peak hours  

6 PM to 8 PM on 
weekends 

  

Restaurant – back 
of house 3,700 A Kitchen, coolers, freezer, dish wash area, 

restrooms, storage, office 30–40 30–40 

Restaurant – patio 
area 2,600 Adjacent to 

Building A 
Outdoor weather protected patio, bar patio, 
reserve patio (no weather protection)   

Beer Garden/Grotto 30,000 

Between 
Tasting 

Room and 
Restaurant 

Outdoor activity area with patio seating, 
games (bocce court, cornhole, shuffleboard, 
giant chess, giant Jenga), and fire pits. May 
be used for events such as concerts, 
weddings, outdoor movies. 

11 AM to 11 PM n/a n/a 

Brewery Area 32,500 B Brewhouse, equipment, tanks, keg line, 
packaging (canning and bottling) 4 AM to 11 PM; 

however mostly  
8 AM to 4 PM 

15 45 

Service Yard 19,215 Adjacent to 
Building B 

Weather covered and/or screened area for 
beer fermentation tanks, equipment and 
service area 

n/a n/a 

Tasting Room 3,000 B Retail counter, cold box/beer taps, seating, 
restrooms 11 AM to 9 PM 3–5 3–5 

First Floor Office 
Area 11,415 B Offices, meeting rooms, employee 

restrooms and locker rooms 

8 AM to 5 PM 60 120–140 
Second Floor 
Office Area 12,365 B 

Offices, employee break area and 
restrooms. Outdoor deck not open to the 
public, may be used for private wedding 
receptions, corporate/company events, or 
cocktail receptions with music. 

Warehouse/ 
Storage 45,900 C Storage, shipping, maintenance, offices, 

loading docks 

6 AM to 6 PM; 
distribution 

primarily occurs  
7 AM to 9 AM 

3 10 

Source: Ryan Companies and Pacific Cornerstone Architects 2015. 
FTE = Full Time Equivalent 
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Brewing Process 
 
A main project component is the brewery (Building B), where the beer brewing process will occur. 
Steps in the brewing process include milling, mashing, lautering, boiling, whirlpool, cooling, 
aeration and pitching, fermentation, lagering, aging, clarification, carbonation, and packaging, as 
further detailed below.  
 
Milling is the process of grinding the starchy interior of malt kernels finely enough to permit easy 
conversion to sugars. Mashing converts the starches into sugars that can be fermented. Malt and 
water are measured and mixed in the mash tank, essentially a cooking pot. In this vessel, the 
grain and water are mixed together to create a cereal mash. During the mash, naturally occurring 
enzymes present in the malt convert the starches in the grain into smaller molecules or simple 
sugars. The result of the mashing process is a sugar-rich liquid or "wort”.  
 
The next step in the brewing process is called lautering and involves separating the dissolved 
extract from the malt husks and other insoluble grain particles in the mash by straining, or 
“lautering.” A lauter tun, used for this straining process, contains many slotted openings to hold 
back the grain husks, forming a natural filter bed. The liquid draws through the grain bed into the 
brew kettle. This liquid, called “wort,” is clarified as it passes through the grain. As the clean, 
sweet wort is transferred to the brew kettle, the top of the grain bed is flooded with hot water of 
approximately 170–172 degrees Fahrenheit in a process known as sparging, where the sugars 
are separated from the grain. The sparged wort is then transferred to the brew kettle. All of these 
processes would occur within Building B. 
 
Spent grain is a natural byproduct of the brewing process. The spent grain would be pumped in a 
closed system from the bottom of the brewing vessels located inside of the brewery through pipes 
and would be deposited into a silo located in the breezeway. The spent grain is then pumped 
through a pipe and deposited into a transport truck for recycling by cattle farmers who use the 
spent grain to feed livestock. Spent grain would not be deposited into the municipal sewer system.   
 
After lautering, the clarified wort moves from the lauter tun to a brew kettle and is heated to 
boiling. This stage is where many chemical and technical reactions take place and where 
important decisions about the flavor, color, and aroma of the beer are made. Hops are usually 
added during the boil at different stages to get different flavors. At the end of the boil, the hopped 
wort settles to clarify in a vessel called a "whirlpool," where the more solid particles in the wort are 
separated out. The clear wort is decanted off, leaving behind the dense trub pile. 
 
After the whirlpool, and before moving on to fermentation, the wort is rapidly cooled via a heat 
exchanger to a temperature at which yeast can be added. The cooled wort then goes into a 
fermentation tank. The fermentation tanks would be located on the north side of Building B. 
Fermentation is the step in the brewing process where the yeast turns wort into beer. The yeast 
consumes the sugar in the wort and converts it into alcohol and carbon dioxide. Fermentation 
tanks have a cone-shaped bottom, which makes it easy to capture and remove the yeast, which is 
saved and used in the next batch of beer. The fermentation process takes between two to three 
weeks to complete. 
 
Following fermentation, the beer is filtered, and then transferred to a “bright tank” for finishing. 
Inside the bright tank, carbonation is adjusted before the beer is ready to be kegged or bottled. 
Bulk carbon dioxide would be stored in a tank located at the rear of the brewery building. The 
bright tanks would be located inside Building B and bottling would also occur within Building B. 
The final stage of the brewing process is packaging. There are three types of packaging for beer: 
draft (keg or cask), bottles, and cans. The finished products would be transferred into the 
warehouse for storage and ultimately loaded onto trucks for distribution. 
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Product Packaging and Recycling 
 
Glass bottles, cardboard cartons, and plastic stretch wrap are used for product packaging. At the 
rear of the warehouse, a comingled recycling compactor would be used to maximize recycling. 
The comingled recycling compactor would be a 30-foot-long single stream-recycling compactor 
that accepts glass bottles, cardboard, or plastic. The compacted recyclables would be then hauled 
to a recycling center. The compactor would be ground-mounted and connected to a removable 
roll-off receiver container normally 40 to 42 cubic yards in size for collecting the recycled material. 
The compactor would cycle only as needed, estimated to be once every two hours for three to 
five minutes. The container would be picked-up by roll-off truck once it is full, and a tractor would 
bring a replacement 30-foot-long container onto the property. The driver would park the new 
container, move the full container out of position, move the new container into position, load the 
full container onto the trailer, and then drive away. This pickup operation would typically take 
place once every two weeks and would typically take one-half hour. This would occur during 
normal business hours Monday through Friday. 
 
Access, Circulation, and Road Improvements 
 
Primary Project access is proposed via a full access, unsignalized “tee” intersection on Town 
Center Parkway, east of Cuyamaca Street. A secondary gated access is proposed on Cuyamaca 
Street north of Town Center Parkway that would primarily provide access for tractor trailers 
associated with warehousing and distribution activities on the site. This access driveway would be 
signalized which would allow trucks exiting the site to make a left onto Cuyamaca Street, the 
direction of the freeway network. Additionally, a signalized intersection at this location would 
complement the San Diego River Trail by providing a signalized crossing for pedestrians using the 
pathway and enhancing pedestrian linkage within the Town Center.  
 
To provide safe access to the Cuyamaca Street project driveway by delivery vehicles and trucks 
accessing the warehousing and distribution activities on the site, the existing northbound 
acceleration lane on Cuyamaca Street at Town Center Parkway would be extended to the 
proposed signalized project driveway along the western project boundary. This would effectively 
extend the existing third lane on Cuyamaca Street to the proposed signalized driveway.  
 
Trucks would access the project site via Cuyamaca Street for deliveries, loading, and general 
brewery operations. Details of the type of delivery trucks and anticipated operations are provided 
in Table 2.  
 

Table 2. Delivery Truck Details 
 25’ side load delivery trucks Semi-trucks 
Quantity 5/day 3–5/day (up to 10/day) 
Load Time 7 AM –9 AM 8 AM –5 PM 
Return Time 3 AM –5 PM 8 AM –5 PM 
Overnight Trucks park overnight on property. Trucks do not typically stay overnight. 

 
Internal to the project site, access to the rear of the brewery/warehouse area from the overflow 
parking area would be gate-controlled and screened to limit access to the rear of the 
warehouse/brewery. All gates would be equipped with a Knox-Box® for emergency vehicle 
access. 
 
Parking 
 
A total of approximately 238 parking stalls would be provided on-site including 18 compact stalls, 
8 accessible stalls (6 standard and 2 van accessible), and 212 standard stalls. Of the 212 
standard stalls, 24 would be designated as clean air stalls for exclusive use by any combination of 
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low-emitting, fuel-efficient and carpool/vanpool vehicles as defined in the California 2010 Green 
Building Standards Code, Section 5.102, Definitions. Additionally, 14 motorcycle stalls would be 
provided on-site. The northeastern corner of the property would be dedicated to overflow parking 
that would be surfaced with decomposed granite and would accommodate an additional 46 
vehicles (not included in the 238 parking stall total above). The decomposed granite parking lot 
would be stabilized and would not generate dust or track rock and would be permeable to allow 
for storm water infiltration.  
 
The application includes a variance from the parking standards set forth in Municipal Code 
Chapter 17.24 because a combined total of 339 spaces are required by the Municipal Code based 
on the project’s building square footage and only 238 spaces would be provided. However, 
approval of a variance will not adversely impact adjacent development because proposed parking 
is anticipated to be adequate based on the following information:  
 

• The brewery manufacturing, warehousing and distribution operations would require less 
parking space per square feet of building area compared to the Municipal Code 
requirements for this type of use because brewery operations have fewer parking needs 
per square foot of building area than typically needed for buildings anticipated by the 
Municipal Code. This is because the project’s uses require relatively few staff and a 
majority of the square footage would be occupied by equipment for the brewing process 
bottling process, and product storage.   
 

• The Municipal Code provides for shared parking when uses are not conducted during the 
same hours or when hours of peak use varies. Since the brewery and warehousing 
operations would primarily occur Monday through Friday during normal business hours 
and the restaurant and tasting room peak use times would be evenings and weekends, the 
project would be able to take advantage of shared parking opportunities. 
 

• The project would be developed within a quarter mile of Santee Trolley Square, with easy 
access to the Metropolitan Transit System’s Green Line and bus routes 832, 833, and 834. 
Access to transit opportunity will encourage travel to the project site using public transit 
which would reduce demand for single occupancy vehicle parking. The project would also 
enhance pedestrian access to the site with perimeter walkways and improvements to the 
San Diego River trail, and would incorporate bicycle racks. Additionally, Karl Strauss plans 
to encourage transit ridership by employees and patrons. 
 

• The project would provide the required amount of parking per the Municipal Code for the 
restaurant, outdoor dining area, office space, and tasting room. Only the 32,500 square 
feet of brewery space and the 45,900 square feet of warehouse space would have 
reduced parking based on actual operational needs and shared parking opportunities 
discussed above.  
 

• The 46 spaces provided in the overflow lot are not counted in the total spaces required 
since they would serve as overflow parking only; however, these spaces would be 
available as needed for employee parking or large events.  

 
San Diego River Trail 
 
A portion of the San Diego River Trail would be constructed along the northern boundary of the 
project site, adjacent to the San Diego River. The trail would be twelve feet wide and would 
connect with the San Diego River trail developed to the east at the adjacent Parc One Apartment 
project. The trail would accommodate pedestrians and bicyclists. A pedestrian and bicycle path 
would also be provided along Cuyamaca Street and Town Center Parkway, providing connections 
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to the San Diego River trail and pathways on the Parc One Apartments property. A proposed 
signalized driveway on Cuyamaca Street at the northwest corner of the project site would 
enhance the pedestrian connection to the San Diego River Trail west of Cuyamaca Street by 
providing a safe crossing opportunity.  
 
PROJECT ANALYSIS  
 
General Plan/Town Center Specific Plan Consistency 
 
The Santee Town Center Specific Plan was approved and adopted by the City Council in 1986, 
with the intent to provide land for retail commercial, office professional, civic center, recreational 
and other appropriate uses to establish a focal point for the City. In 2000 the City Council 
approved and adopted an Office Park Overlay (Resolution No. 145-2000), and in 2006 a Master 
Plan for the development of a corporate Office Park was adopted (Resolution No. 009-2006). This 
RiverView Office Park Amendment to the Santee Town Center Specific Plan (RiverView Office 
Park Master Plan) established the Office Park Overlay which provides for the development of a 
corporate office park and ancillary uses over County-owned land in Town Center. The Office Park 
Overlay does not eliminate underlying land use designations, but rather, establishes a master-
planned corporate office park development option for the largest remaining undeveloped property 
in the Town Center. 
 
Within the Santee Town Center Specific Plan, the underlying land use designation is commercial. 
The commercial designation is intended to provide for a wide variety of retail, service, financial 
and specialty shops in the context of a consolidated development plan with unifying elements 
such as architecture, signage and site planning. Also provided within this category are visitor 
oriented uses such as restaurants. Office development that is complementary to commercial may 
also be allowed.  
 
The RiverView Office Park Master Plan identifies principal and accessory uses for the Town 
Center. Among the principal land uses is clean room manufacturing, and the accessory uses 
include food services. The Director of Development Services may consider other uses which are 
similar in type and/or scope for example, proposed development within the RiverView Office Park 
Master Plan should:   
 

1. Create a vibrant downtown for the Santee Community; 

2. Create a balanced community where Santee residents can live, work and play; 

3. Create high quality and high paying jobs for Santee residents and the surrounding region; 
and 

4. Create a pedestrian and bicycle-friendly environment throughout the Office Park that will 
serve to establish a connection between the development, the San Diego River and the 
remainder of Town Center. 

 
The proposed brewery/tasting room, corporate offices, warehouse/distribution center and 
restaurant, fulfill the purpose and intent of the Town Center Specific Plan to promote employment 
(clean manufacturing and corporate offices), commercial amenities (restaurant and outdoor 
amphitheater for recreation/entertainment) and extension of the San Diego River Trail along the 
south side of the river. The buildings would be architecturally integrated and street parkways 
would be landscaped. A comprehensive sign permit would ensure that signs are appropriately 
designed and sized for the proposed project. This includes the proposed roof-mounted sign which 
would be architecturally integrated, appropriately sized, and designed to avoid lighting directed at 
residential land uses to the north. The roof-mounted sign are subject to approval of a concurrently 
processed Town Center Specific Plan Amendment to add language to Section 10 of the 
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RiverView Office Park Master Plan that would accommodate rooftop-mounted signs when 
projection is architecturally integrated, and conveys iconic and/or nostalgic themes relevant to the 
use. 
 
Zoning Consistency  
 
The proposed brewery/tasting room, corporate offices, warehouse/distribution center, and 
restaurant would be consistent with the existing commercial/office zoning. The RiverView Office 
Park Master Plan does not specify building height requirements; therefore, buildings are not 
subject to the 35-foot height maximum applicable to other areas in the Town Center Specific Plan. 
While all proposed building heights would be below 35 feet, the proposed outdoor fermenting 
tanks would measure 40 feet in height and the proposed roof-mounted signs would reach 48 feet 
in height.  
 
The RiverView Office Park Master Plan allows for flexibility in design with regard to buffers and 
setbacks. As detailed in the Master Plan, setbacks are to be determined with each individual 
entitlement permit. The Zoning Ordinance requirements for landscape buffers and building 
setbacks act as a guideline, but alternative site design standards may be approved.  
 
The RiverView Office Park Master Plan anticipates that, in general, all perimeter areas would 
include a landscape buffer. Specifically, it states that the setbacks for buildings and parking from 
public streets shall incorporate the Town Center Open Space Corridor design found within the 
Santee Town Center Specific Plan, which includes combined pedestrian\bicycle pathways, 
substantial landscaping, and public amenities. The precise width of each Open Space Corridor, 
whether adjacent to a public street or located elsewhere within the RiverView Office Park Master 
Plan would be established with each individual entitlement.  
 
The project would comply with the intent of the RiverView Office Park Master Plan in relation to 
landscape buffers and setbacks by providing landscaped pedestrian pathways around the 
perimeter of the site, including improvements to the San Diego River Trail, at the north end of the 
site.  
 
Airport Land Use Consistency 
 
The project site is located approximately one mile north of the Gillespie Field airport, within the 
Gillespie Field Airport Land Use Compatibility Plan (ALUCP). The ALUCP defines an Airport 
Influence Area (AIA), within which certain land use restrictions and requirements apply, including 
review by the Airport Land Use Commission (ALUC). The project site is located within the 
Gillespie Field AIA, Review Area 1. Thus, the project requires review by the ALUC.  
 
The ALUC reviewed the project and issued a letter dated September 24, 2015 finding that the 
project would be consistent with the Gillespie Field ALUCP based on the following facts and 
findings:  
 

• The project’s location outside of the 60 dB community noise equivalent level (CNEL) noise 
contour;  
 

• Compliance with ALUCP airspace protection surfaces and Federal Aviation Administration 
(FAA) issuance of a determination of no hazard to air navigation; and  
 

• The project’s location within Safety Zone 6 where the ALUCP identifies all uses as 
compatible with airport uses.  
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Public Services 
 
The project would require approximately 8 to 16 million gallons of water per year for brewery 
operations. The low range of water use is based on the current plans for brewery production 
volumes. The high end of the range represents the maximum water use based on higher 
production volumes that could be accommodated by the brewery.  
 
The Padre Dam Municipal Water District would provide water service to the project site via an 
8-inch public water main. On-site water main improvements would be constructed to connect to 
the existing public system. Additionally, several fire hydrants would be installed within the project 
site. The Padre Dam Municipal Water District would provide sewer service to the project site. 
Sewer facilities installed on-site would be private. A Public Facility Availability Form dated July 22, 
2015 was issued by the Padre Dam Municipal Water District indicating there is adequate capacity 
to serve the project’s water and sewer needs.  
 
Floodplain / Conditional Letter of Map Revision  
 
A Conditional Letter of Map Revision (CLOMR) was approved by the Federal Emergency 
Management Agency’s (FEMA) on August 31, 2006, Case No. 06-09-BA69R. The proposed 
on-site building pads would be set one foot above the FEMA 100-year flood elevations. The 
applicant will prepare an as-built survey and file a Letter of Map Revision based on Fill (LOMR-F) 
upon completion of grading. The purpose of the CLOMR and LOMR-F is to obtain FEMA 
concurrence that the proposed structures would not be located within a Special Flood Hazard 
Area (SFHA) as shown on the effective Flood Insurance Rate Map (FIRM). 
 
Grading 
 
Grading volumes would include approximately 2,425 cubic yards of cut and 61,375 cubic yards of 
fill. Fill material would be sourced from an existing County of San Diego owned stockpile located 
just southeast of the Town Center Parkway and Riverview Parkway intersection. The stockpile 
was created to accommodate grading throughout the Santee Town Center.  
 
Two haul route options are being considered. The first, preferred, option includes hauling fill to the 
project site using scrapers along an existing disturbed route that goes north from the stockpile and 
then west adjacent to the river valley, then south entering the project site at the northwest corner 
of the project parcel. The second haul route option involves hauling fill from the stockpile using 
trucks along surface streets, primarily Town Center Parkway. The first route option is preferred 
due to its ability to minimize truck traffic along Town Center Parkway and due to lower cost 
associated with this option. 
 
An archaeological monitor would be on-site during mass excavation grading activities. 
 
Environmental Review 
 
Development of the project site with commercial/office land uses was evaluated as part of the 
Santee Town Center Specific Plan Amendment Master Environmental Impact Report (MEIR). The 
MEIR identified significant impacts for noise, biological resources, geology/soils/seismicity, 
cultural resources, hydrology and water quality, and air quality within the 154.05-acre Santee 
Town Center project site that could be reduced to less than significant with the implementation of 
mitigation measures. Relevant subjects are summarized below and further discussed in the 
remainder of the initial study. The proposed project would be consistent with the previously 
analyzed land use for the project site. 
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Transportation/Traffic 
 
The 2006 MEIR identified significant and unavoidable environmental impacts for 
transportation/traffic. Specifically, significant and unavoidable impacts were identified for the 
following intersections and roadway segments: 
 

a. Intersections:  
i. Mission Gorge Road/Town Center Parkway  
ii. Mission Gorge Road/Cuyamaca Street 
iii. Prospect Avenue/Magnolia Avenue (with the extension of State Route 52 [SR-52], this 

impact is no longer applicable) 
b. Roadways/Freeways:  

ii. Mission Gorge Road between SR-125 and Carlton Hills Boulevard 
iii. Eastbound and westbound SR-52 between SR-125 and Mast Boulevard 
iv. Northbound State Route 67 (SR-67) between Interstate 8 [I-8] and Prospect Avenue 

 
Regarding the significant and unavoidable roadway/freeway impacts identified in the 2006 MEIR, 
the impact conclusions pre-date the 2010 completion of SR-52. Thus, an updated Traffic Impact 
Analysis was prepared by Linscott, Law and Greenspan Engineers to addresses potential project 
impacts to roadway and freeway segments based on current conditions and specific to the 
project, cumulative projects, and horizon year build-out. The project will be required to pay a fair 
share contribution for improvements to extend Riverview Parkway from the San Diego Christian 
College Campus. As detailed in Section XV. a), Transportation/Traffic of this initial study, no 
significant, unavoidable impacts to roadway or highway segments would result from the project. 
 
The 2006 MEIR evaluation of traffic impacts identified that development of the project site with an 
estimated 153,510 square feet of office space would generate 1,566 average daily trips (ADT) 
(Linscott Law and Greenspan Engineers, 2005). , The Traffic Impact Analysis prepared by 
Linscott, Law and Greenspan Engineers (2015) for the project includes a trip generation analysis 
to identify the ADT that would be generated by the currently proposed land uses. For the 
purposes of trip generation, both the brewery and warehouse are assigned the same trip 
generation rate (5 trips/1,000 square feet), given that both uses require relatively few staff 
compared to the amount of space taken by produce (warehouse) and equipment (brewery). The 
brewery line item includes only the area used for the production of beer. The more intense trip 
generating uses are accounted for separately. While the 5 trips/1,000 square feet assigned to the 
brewery is a relatively low daily rate, the high peak percentages acknowledge the shift-based 
nature of production at the brewery. The “quality restaurant” rate was used for the tasting room 
and the hospitality venue based on the typically longer duration stay that patrons are expected to 
make given the amenities provided, and anecdotal experience at similarly appointed breweries. 
Standard trip generation reductions allowed by the San Diego Association of Governments 
(SANDAG) were taken to account for the project’s proximity to transit (the Santee Trolley Square 
transit) and to mixed-use residential and commercial areas. Based on these trip generation 
assumptions, the proposed project would generate 1,509 ADT, 57 fewer trips than what was 
evaluated in the MEIR. No significant, unavoidable impacts related to transportation or traffic 
would result from the project. Refer to Section XV. for additional detail. 
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Biological Resources 
 
The MEIR found that impacts to state-listed and/or federally listed wildlife would be significant, 
and mitigation measures to compensate for the loss of wildlife habitat including Diegan coastal 
sage scrub and non-native grassland were identified. In conjunction with prior grading for the 
Santee Town Center, all off-site mitigation requirements for the loss of on-site habitat were 
satisfied to the satisfaction of the City and wildlife agencies through the purchase of off-site 
habitat at the Crestridge Preserve.  
 
The MEIR analysis concluded that significant impacts would occur for the smooth tarplant due to 
development of the project site. The MEIR required a Smooth Tarplant Translocation Plan be 
submitted to the City of Santee and the Wildlife Agencies for approval. A Smooth Tarplant 
Relocation Plan dated October 30, 2006 was approved by the Wildlife Agencies in accordance 
with the MEIR. The translocation plan included an approved Habitat Management Plan (October 
26, 2006) that detailed the requirements for long-term management and monitoring of the 
translocation sites.   
 
The project is located within the area that triggers the requirement to establish and prepare 
approximately 1.32 acres of tarplant receptor sites and provide for the long-term management of 
those sites. As part of the tarplant mitigation requirement of the adjacent approved Parc One 
Apartment project, Ryan Companies secured land, designed, constructed, and successfully 
translocated tarplant for the entire Santee Town Center Specific Plan area to the newly created 
receptor site located just north of the project site on December 20, 2013. The receptor site is 
currently being maintained by Helix Environmental. Helix Environmental prepared the Year 1 
tarplant monitoring report, dated October 30, 2014, which has been distributed to the City of 
Santee and the Wildlife Agencies. Helix Environmental will continue to maintain and monitor the 
property until year 5 success is reached, at which time an endowment funded by Ryan 
Companies will ensure there are long-term funds to manage the smooth tarplant population in 
perpetuity. The amount of endowment has been determined using a Property Analysis Record 
(PAR) prepared by the San Diego Habitat Conservancy on March 11, 2014.   
 
As further discussed in the Section IV, Biological Resources of this initial study, the project would 
implement mitigation measures identified in the MEIR. Mitigation measure BIO-1 would require 
construction to occur outside of the breeding season of the coastal California gnatcatcher or 
completion of pre-construction surveys to identify the presence of absence of nests, and 
implementation of protective measures during construction if nests are present. Mitigation 
Measure BIO-2 would require construction be timed to avoid the breeding season of the least 
Bell’s vireo and southwestern willow flycatcher to avoid any possibility of construction noise 
impacts to these species. Alternatively, prior to beginning work, a protocol survey of the adjacent 
habitat shall be completed to identify the presence or absence of the species and implementation 
of protective measures to ensure noise levels do not exceed 60 decibels (dB) at the edge of the 
least Bell’s vireo and southwestern willow flycatcher habitat. Mitigation Measure BIO-3 would 
require western burrowing owl surveys to be conducted prior to grading to identify presence of the 
species and if present, the species would be relocated. The project would implement mitigation 
measures BIO-4 and BIO-5 to ensure indirect impacts to the adjacent wildlife corridor do not 
occur. These measures would implement a lighting plan to ensure lighting is directed away from 
the preserve and requires a fencing and signage along the river side of the proposed San Diego 
River Trail that indicates “Sensitive Wildlife Area – Keep on Designated Paths” or similar 
language.  
 
Cultural Resources 
 
Regarding cultural resources, the MEIR identified significant impacts that could be mitigated to 
less than significant related to the potential to encounter unknown, buried cultural resources 
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during project grading. As discussed further in Section V. a), Cultural Resources below the project 
would mitigate potentially significant impacts to cultural resources through the requirement for an 
archeological monitor to be present during site grading activities (mitigation measure CUL-1). The 
City notified the Native American Heritage Commission (NAHC) of the project and received a 
response from the NAHC on September 16, 2015 that included a list of applicable tribes with 
traditional lands or cultural places located within the boundaries of the project site. On September 
24, 2015, the City provided the 15 tribes identified by the NAHC with details of the project and a 
request for comments.  
 
As the project is within the scope of the MEIR and no new significant impacts were identified, the 
project would incorporate applicable mitigation measures from the MEIR as further detailed in the 
initial study checklist.  
 
SURROUNDING LAND USES AND SETTING 
 
The project site is located on a 10.13-acre parcel on the east side of Cuyamaca Street, south of 
the San Diego River, and north of Town Center Parkway and the Trolley Square Retail Center. 
The site is currently vacant and is planned for commercial development as part of the Santee 
Town Center Specific Plan Amendment for a master planned office park. Immediately east of 
the project site is the 172-unit Parc One Apartment project. South and west of the project site 
are commercial uses including a Target and other retail shops and restaurants.  
 
The site is disturbed and contains Diegan coastal sage scrub and non-native grassland. The 
site was previously graded and excavated to provide an interim drainage basin during 
construction of the Santee Trolley Station circa 1995. Thus, the central portion of the site 
contains a large depression where soil was excavated. Several unauthorized and unimproved 
dirt paths cross the property, including a path along the San Diego River connecting to 
Cuyamaca Street and a path paralleling Cuyamaca Street. Refer to Figure 1 for the regional 
location, Figure 2 for the project location on a United States Geological Survey (USGS) map, 
and Figure 3 for an aerial photograph of the project site and its surroundings.  
 
OTHER AGENCY APPROVALS REQUIRED 
 
San Diego Regional Water Quality Control Board   General Construction Permit 
Federal Emergency Management Agency    LOMR-F 
 
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
 
The environmental factors checked below would be potentially affected by this project, involving 
at least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the 
following pages. 
 

 Aesthetics  Agricultural Resources  Air Quality 

X Biological Resources X Cultural Resources  Geology/Soils 

 Hazards and 
Hazardous Materials  Hydrology/Water Quality  Land Use/Planning 

 Mineral Resources  Noise  Population/Housing 

 Public Services  Recreation  Transportation/Traffic 

 Utilities/Service 
Systems   Climate Change X Mandatory Findings of 

Significance 
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DETERMINATION (To be completed by the Lead Agency): 
 
On the basis of this initial evaluation: 
 

I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared.  

I find that although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because the mitigation measures described on an 
attached sheet have been added to the project.  A MITIGATED NEGATIVE DECLARATION will be 
prepared. 

X 

I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required.  

I find that the proposed project MAY have a significant effect(s) on the environment, but at least 
one effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal 
standards, and 2) has been addressed by mitigation measures based on the earlier analysis as 
described on attached sheets, if the effect is a "potentially significant impact" or "potentially 
significant unless mitigated."  An ENVIRONMENTAL IMPACT REPORT is required, but it must 
analyze only the effects that remain to be addressed. 

 

I find that although the proposed project could have a significant effect on the environment, there 
WILL NOT be a significant effect in this case because all potentially significant effects (a) have 
been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable 
standards and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed 
project, and nothing further is required 

 

 
REASONS TO SUPPORT FINDINGS OF MITIGATED NEGATIVE DECLARATION 
 
1. All potentially significant impacts of the project on the environment will be mitigated to a 

less than significant level. 

2. The project would be consistent with the planned land uses of the Santee Town Center 
Specific Plan and would create jobs by providing commercial, warehouse and office uses.  

3. The project would be located on a disturbed site in an urban area and would not result in a 
significant, unavoidable impact upon the environment. 

4. The project is compatible with the Land Use Element and all other elements of the General 
Plan that guide development to be consistent with the overall community character.  

5. The project would contribute toward an overall positive visual identity because the project 
would incorporate landscaping, gardens, walkways, and architectural design elements.  

6. The project would construct a new section of the San Diego River Trail, improving trail 
connectivity and completeness and providing a connection to Cuyamaca Street. Public 
walkways would be constructed that provide access to the San Diego River Trail. 

7. The project would be appropriately located along a major roadway and no significant traffic 
impacts would result from the project.  All utilities are readily available.  

8. The project would support pedestrian and transit opportunities by providing employment in 
proximity to the trolley and bus stops and providing pedestrian and bicycle paths along the 
project boundaries and through the project site.  

9. The project would not impede adoption of the City’s Draft Multiple Species Conservation 
Program Subarea Plan because the project site is not proposed for preservation within the 
Draft Plan and is not located within the proposed preserve area.   

10. The project would not contribute significantly to greenhouse gas emissions, nor would the 
project frustrate the intent of state policy relative to greenhouse gas emissions.  





FIGURE 1

Regional Location

kj

USMC AIR
STATION

MIRAMAR

USMC AIR
STATION

MIRAMAR

Los Penasquitos
Canyon Presv

Mission
Trails

Regional Park

Cleveland NF

Sutherland
Lake

Batiquitos

Lagoon

Lake
Hodges

El Capitan
Reservoir

San Vicente
Reservoir

Loveland
Reservoir

Sweetwater
Reservoir

Lower Otay
Reservoir

C
o

t
t
o

n
w

o
o

d

C
r

e

e

k

S
a

n
D

i e
g u i t o

R

i
v

e
r

S
a

n
D

i
e

g
o

R
i

v
e

r

S a n
t a Y s a b

e
l

C r e e k

D u l z u
r

a
C r e e

k

O
t a y R i v e r

E
s

c

o
n

d
i

d

o

C

r
e

e

k

S
w

e
e

t w a t e
r

R
i
v

e r

S a n D
i e g

o
R i v e

r

Mesa Grande

Reservation

Jamul

Indian
Village

Sycuan

Reservation

Barona

Reservation

Alpine

Bonita

Bostonia

Casa
de Oro-Mount

Helix

Crest

Fairbanks
Ranch

Granite Hills

Harbison
Canyon

Jamul

Lakeside

La Presa

Ramona

Rancho
San Diego

Rancho
Santa Fe

San Diego
Country Estates

Winter Gardens

UV163

UV78

UV905

UV56

UV54

UV75

UV125

UV67

UV94

UV52
§̈¦8

§̈¦805

§̈¦15

§̈¦5

S A N  D I E G O

C O U N T Y

M E X I C O

Carlsbad

Chula
Vista

Coronado

Del Mar

El Cajon

Encinitas

Escondido

Imperial

Beach

La Mesa

Lemon
Grove

National
City

Poway

San
Diego

San
Marcos

Santee

Solana
Beach

kj

USMC AIR
STATION

MIRAMAR

USMC AIR
STATION

MIRAMAR

Los Penasquitos
Canyon Presv

Mission
Trails

Regional Park

Cleveland NF

Sutherland
Lake

Batiquitos

Lagoon

Lake
Hodges

El Capitan
Reservoir

San Vicente
Reservoir

Loveland
Reservoir

Sweetwater
Reservoir

Lower Otay
Reservoir

C
o

t
t
o

n
w

o
o

d

C
r

e

e

k

S
a

n
D

i e
g u i t o

R

i
v

e
r

S
a

n
D

i
e

g
o

R
i

v
e

r

S a n
t a Y s a b

e
l

C r e e k

D u l z u
r

a
C r e e

k

O
t a y R i v e r

E
s

c

o
n

d
i

d

o

C

r
e

e

k

S
w

e
e

t w a t e
r

R
i
v

e r

S a n D
i e g

o
R i v e

r

Mesa Grande

Reservation

Jamul

Indian
Village

Sycuan

Reservation

Barona

Reservation

Alpine

Bonita

Bostonia

Casa
de Oro-Mount

Helix

Crest

Fairbanks
Ranch

Granite Hills

Harbison
Canyon

Jamul

Lakeside

La Presa

Ramona

Rancho
San Diego

Rancho
Santa Fe

San Diego
Country Estates

Winter Gardens

UV163

UV78

UV905

UV56

UV54

UV75

UV125

UV67

UV94

UV52
§̈¦8

§̈¦805

§̈¦15

§̈¦5

S A N  D I E G O

C O U N T Y

M E X I C O

Carlsbad

Chula
Vista

Coronado

Del Mar

El Cajon

Encinitas

Escondido

Imperial

Beach

La Mesa

Lemon
Grove

National
City

Poway

San
Diego

San
Marcos

Santee

Solana
Beach

0 5Miles [

\\serverfs01\gis\JOBS4\7947\common_gis\fig1_NCS.mxd   7/28/2015   ccn 

SAN DIEGO

RIVERSIDEORANGE

LOS ANGELES

MEXICO

Project Locationkj



FIGURE 2

Project Location on USGS Map

Map Source: USGS 7.5 minute topographic map series, EL CAJON quadrangles, 1975, EL CAJON Landgrant
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FIGURE 3

Project Location on Aerial Photograph
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FIGURE 4
Conceptual Site Plan
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FIGURE 5
Beer Garden
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FIGURE 6
Building “A” Elevations
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FIGURE 7
Building “B” Elevations
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FIGURE 8
Building “B” Elevations
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FIGURE 9
Building “C” Elevations
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FIGURE 10
Building “C” Elevations
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FIGURE 11
Perspective Views
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FIGURE 12
Perspective Views
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FIGURE 13
Landscape Plan
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FIGURE 14
Project Fencing
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Issues & Supporting Information 
Potentially 
Significant 
Impact 

Less Than 
Significant 
with 
Mitigation 

Less Than 
Significant 
Impact 

No 
Impact 

 

I. AESTHETICS.  Would the project:     
a) Have a substantial adverse effect on a scenic vista? 
 

Source(s):  City of Santee General Plan, Community Enhancement 
Element. 
 
The project would be located within the Town Center, where development 
of urban land uses dominate the landscape. The project site is located in 
a low-lying area south of the San Diego River and north of existing 
development in the Santee Town Center. Scenic resources in the project 
area include the adjacent San Diego River, western views to Mission 
Trails Regional Park, and northern views to Fanita Ranch. Numerous 
topographic features provide distinctive views and vistas from within the 
developed portions of the City. The project would not be seen from areas 
such as Mission Trails Regional Park or Fanita Ranch due to the 
intervening distances between these areas and the project site and the 
existing developed nature of the surrounding landscape. Therefore, the 
project will have no effect on the distinctive views and vistas from within 
the developed portions of the City.  
 
The project site is located adjacent to the San Diego River and would be 
visible to users of the San Diego River Trail. The project would construct 
a pedestrian/bicycle trail adjacent to the river, providing an extension of 
the San Diego River Trail. The project would not block views of the river 
from the trail due to the location of the trail adjacent to the river; and the 
development area will be screened from the trail by landscaping features. 
Landscaping elements would be installed along the trail and south of the 
trail, which would enhance the visual experience along this portion of the 
trail. Refer to Figure 13 for the project landscape plan.  
 
No other scenic resources have been identified in the project area. As a 
result, the project would not have a substantial adverse effect on a scenic 
vista. Impacts would be less than significant.  

  X  

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

 
Source(s):  City of Santee General Plan, Community Enhancement and 
Circulation Elements. 
 
The project site is not located within view of a state scenic highway. In 
addition, the project site does not contain any trees, rock outcroppings, or 
historic buildings. As a result, no impact would occur to scenic resources 
within a state scenic highway. 

   X 

c) Substantially degrade the existing visual  character or quality of 
the site and its surroundings? 

 
Source(s):  City of Santee General Plan, Santee Town Center Specific 
Plan, RiverView Office Park Amendment to the Santee Town Center 
Specific Plan. 
 
The project site is currently vacant and disturbed from prior grading. As 
there are no existing structures or development, the site lacks any 
distinguishable character. The existing visual character of the area 

  X  
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Issues & Supporting Information 
Potentially 
Significant 
Impact 

Less Than 
Significant 
with 
Mitigation 

Less Than 
Significant 
Impact 

No 
Impact 

 

  

surrounding the project site is influenced by the San Diego River to the 
north, commercial land uses located to the west and south, and 
multi-family residential land uses located to the east. As described in the 
Town Center Specific Plan, amended to adopt the RiverView Office Park 
Master Plan, the project would support the planned design aesthetic for 
the Town Center by developing structures with architectural design 
features that enhance the visual character of the area. The proposed 
beer garden area would provide a heavily landscaped area in the most 
visible portion of the project site at the corner of Cuyamaca Drive and 
Town Center Parkway. Architectural elements include stone building 
features and varied rooflines. Natural stone would be used along the 
project boundaries and in the beer garden to provide a natural aesthetic. 
Wood slat fencing would be installed as decorative fencing along Town 
Center Parkway and Cuyamaca Drive. Figures 11 and 12 provide 
perspective views of the project site and proposed architectural features. 
Figure 13 shows the project landscaping plan.  
 
The proposed warehouse would be the largest structural element on the 
site, with 45,900 square feet of floor space in the central portion of the 
project site. The warehouse would have limited visibility from Cuyamaca 
Street and Town Center Parkway, as the smaller brewery, office, tasting 
room, and restaurant structures—in addition to project landscape 
features—would be adjacent to these roadways and would block views of 
the larger warehouse structure. The warehouse and loading area would 
be visible from the adjacent Parc One Apartments multi-family housing 
development, particularly from the higher levels of the project. The project 
would be designed to minimize the adverse visual effect of the 
warehouse through architectural features and landscaping.  
 
The warehouse structure would be set back from the Parc One 
Apartments project property boundary by approximately 175 feet. An 
unimproved decomposed-granite overflow parking area would be located 
immediately adjacent to the Parc One Apartments property boundary. 
 
Retention of a natural ground surface in this area instead of pavement 
would provide a softer, more natural aesthetic adjacent to the Parc One 
Apartments multi-family development. In addition, a landscaped 
pedestrian/bicycle pathway would be provided along the eastern 
boundary of the project site that would link to the paths on the Parc One 
Apartments property. These project design features would ensure that 
the project would not substantially degrade the existing visual character 
or quality of the site and its surroundings.  
 
The brewery project would also include an 8,770-square-foot outdoor 
fermenter area that would be located adjacent to Cuyamaca Street. This 
area would house large fermenting tanks measuring approximately 40 
feet high, or 8 feet above the elevation of the brewery structure (Building 
B). Refer to Figures 7 and 8. Visually, this area would be screened by 
landscaping from Cuyamaca Street and 12-foot-high fencing; however, 
the tanks would still be visible due to their size. Refer to Figure 15 for 
details and locations of proposed fencing and screening.  
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Issues & Supporting Information 
Potentially 
Significant 
Impact 

Less Than 
Significant 
with 
Mitigation 

Less Than 
Significant 
Impact 

No 
Impact 

 

  

Two rooftop scaffolding signs reading “Karl Strauss Brewing Company” 
would be installed on top of the brewery structure (Building B). One of the 
scaffolding signs would be oriented to face Cuyamaca Street and the 
other would face Town Center Parkway. The roof-mounted sign would be 
subject to approval of an amendment to the Town Center Specific Plan 
that is concurrently proposed with the development review application. 
These roof-mounted signs would be architecturally integrated with the 
structure and would represent the iconic theme of Karl Strauss 
Breweries. 
 
Overall, the project would enhance the visual character and quality of the 
site and its surroundings because the project incorporates architectural 
elements and landscape features that would enhance the visual quality of 
the area. An approximate 48-foot-wide landscaped corridor with a 
pedestrian pathway along the San Diego River would provide an 
important connection along the San Diego River trail. Other proposed 
pathways along street frontages would enhance pedestrian and bicycle 
opportunities in the area. Thus, the project would not substantially 
degrade the existing visual character or quality of the site and its 
surroundings. Impacts would be less than significant. 

    

d) Create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area?  

 
Source(s):  City of Santee General Plan, Santee Municipal Code. 
 
Although there are currently no sources of existing light or glare 
originating from the project site, the surrounding commercial and 
residential development in the Town Center provide sources of light and 
glare. The project would incrementally increase the amount of light and 
glare in the area from outdoor lighting. Light spillover, trespass, and 
potential glare from project lighting are regulated by Section 17.30.030(B) 
of the Santee Municipal Code. The code requires that all lights and 
illuminated signs shall be shielded or directed so as to not cause glare on 
adjacent properties or to motorists. Accordingly, the proposed 
roof-mounted signs would be internally illuminated and would face the 
commercial areas along Town Center Parkway and Cuyamaca Street 
(i.e., away from residences). As a result, consistency with Section 
17.30.030(B) would ensure that the project would not create a new 
source of substantial light or glare which would adversely affect day or 
nighttime views in the area. Impacts would be less than significant. 

  X  
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Issues & Supporting Information 
Potentially 
Significant 
Impact 

Less Than 
Significant 
with 
Mitigation 

Less Than 
Significant 
Impact 

No 
Impact 

 

II. AGRICULTURAL RESOURCES.  In determining whether 
impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural 
Land Evaluation and City Assessment Model (1997) prepared by 
the California Department of Conservation as an optional model 
to use in assessing impacts on agricultural and farmland.  Would 
the project: 

    

a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-agricultural 
use?   

 
Source(s):  City of Santee General Plan, Land Use Element; and City of 
Santee, Zoning Ordinance, Department of Conservation, Farmland 
Mapping and Monitoring Program.  
 
The project site is currently vacant with disturbance from prior grading 
and does not support any agricultural operations. As shown on the 2012 
San Diego County Important Farmland maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources 
Agency, the project site is mapped as Farmland of Local Importance. But 
none of the site is mapped as Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance.  
 
According to the Department of Conservation, California Farmland 
Conversion Report 2008 – 2010, the definition of Farmland of Local 
Importance for San Diego County is as follows:  

 
“Land that meets all the characteristics of Prime and Statewide, with 
the exception of irrigation.” 
 
and,  
 
“Farmlands not covered by the above categories [Prime, Unique, and 
Statewide Importance] but are of significant economic importance to 
the county. They have a history of good production for locally adapted 
crops. The soils are grouped in types that are suited for truck crops 
(such as tomatoes, strawberries, cucumbers, potatoes, celery, 
squash, romaine lettuce, and cauliflower) and soils suited for orchard 
crops (avocados and citrus).” 
 

The project site does not contain any agricultural operations and has no 
recent history of agricultural production. As a result, the project does not 
meet the definition of Farmland of Local Importance, which requires that 
the land have a history of good production for locally adapted crops. 
Additionally, the land is not zoned for agricultural use. 
 
Therefore, the project would not result in the conversion of agricultural 
land or any Prime Farmland, Unique Farmland, or Farmland of Statewide 
importance to a non-agricultural use. No impact would occur. 

   X 
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b) Conflict with existing zoning for agricultural use, or a Williamson 
Act contract?   

 
Source(s): City of Santee, General Plan, Land Use Element; City of 
Santee, Zoning Ordinance. 
 
The project site is zoned for commercial/office use. The project site is not 
within an Agricultural Preserve and is not subject to a Williamson Act 
Contract. Therefore, the Project would not conflict with existing zoning for 
agricultural use or a Williamson Act contract. No impact would occur. 

   X 

c) Conflict with existing zoning for, or cause rezoning of, forest land 
(as defined in Public Resources Code section 12220(g)), 
timberland (as defined by Public Resources code section 4526), 
or timberland zoned Timberland Production (as defined by 
Government Code section 51104(g))? 
 

Source(s):  City of Santee, General Plan, Land Use Element; City of 
Santee, Zoning Ordinance. 

 
The project site is vacant and supports Diegan coastal sage scrub and 
non-native grassland. The site does not contain any forest land (as 
defined in Public Resources Code section 12220(g)), timberland (as 
defined by Public Resources Code section 4526), or timberland zoned 
Timberland Production (as defined by Government Code section 
51104(g)). No impact would occur. 

   X 

d) Result in the loss of forest land or conversion of forest land to 
non-forest use? 
 

Source(s): City of Santee, General Plan, Land Use Element; City of 
Santee, Zoning Ordinance. 

 
The project site is vacant and does not contain any forest or timberland 
as defined by Public Resource Code section 4526 or Government Code 
section 51104(g). No impact would occur. 

   X 

e) Involve other changes in the existing environment which, due to 
their location or nature, could result in conversion of farmland to 
non-agricultural use or conversion of forest land to a non-forest 
use?   

 
Source(s):  City of Santee, General Plan, Land Use Element; and City of 
Santee, Zoning Ordinance.  
 
Surrounding land uses are developed with residential or commercial 
uses. There are no agricultural uses or forest lands on-site or in the 
vicinity of the project site. Therefore, the project would not result in 
changes in the existing environment which, due to their location or 
nature, could result in conversion of farmland to non-agricultural use or 
conversion of forest land to a non-forest use. No impact would occur. 

   X 
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III. AIR QUALITY.  Where available, the significance criteria 
established by the applicable air quality management or air 
pollution control district may be relied upon to make the following 
determinations.  Would the project: 

    

a) Conflict with or obstruct implementation of the applicable air 
quality plan?   

 
Source(s):  City of Santee, General Plan, Land Use Element; Traffic 
Impact Analysis for Santee Brewery prepared by Linscott, Law and 
Greenspan Engineers, October 2, 2015.  
 
The project is consistent with the City of Santee General Plan Town 
Center designation and Specific Plan designation for commercial/office 
use. Projects that propose development consistent with growth 
anticipated by applicable general plans are consistent with the San Diego 
Regional Air Quality Strategy and the State Implementation Plan. 
Additionally, the proposed project would generate fewer trips than what 
was analyzed in the 2006 MEIR. The project would generate a total of 
1,509 ADT with 101 AM peak hour trips and 167 PM peak hour trips. 
Therefore, the project would not conflict with or obstruct the 
implementation of an applicable air quality plan. No impact would occur.  

   X 

b) Violate any air quality standard or contribute substantially to an 
existing or projected air quality violation?   

 
Source(s):  San Diego Air Pollution Control District (SDAPCD) 
requirements, Greenhouse Gas Analysis for the Santee Brewery 
prepared by RECON Environmental, Inc. dated August 20, 2015; 
RECON Environmental, Inc, California Emissions Estimator Model 
(CalEEMod) Model Results. 
 
The project is in the San Diego Air Basin (SDAB), which is classified as 
being in attainment for all criteria pollutants except ozone, PM10, and 
PM2.5. The SDAB is in nonattainment for the 8-hour national and state 
ozone standards. Ozone is not emitted directly, but is a result of 
atmospheric activity on precursors. Nitrogen oxides and hydrocarbons 
(ROG) are known as the chief “precursors” of ozone. These compounds 
react in the presence of sunlight to produce ozone. 
 
Air quality standards have been established for criteria pollutants 
including volatile organic compounds (VOC), oxides of nitrogen (NOX), 
carbon monoxide (CO), oxides of sulfur (SOX), and particulate matter of 
an aerodynamic diameter less than 10 microns (PM10) and less than 2.5 
microns (PM2.5). The project would result in short-term emissions from 
construction and long-term emissions associated with project operation. 
Construction emissions would result from fugitive dust, equipment 
exhaust, and mobile source emissions associated with construction 
workers and deliveries. Operational emissions would result from mobile 
source emissions associated with project-generated traffic and area 
source emissions including fugitive VOC emissions associated with 
equipment exhaust from brewery, warehouse, and landscaping 
equipment. 

  X  
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The SDAPCD does not provide specific numeric thresholds for 
determining the significance of air quality impacts under California 
Environmental Quality Act (CEQA). However, the SDAPCD does specify 
Air Quality Impact Analysis trigger levels for new or modified stationary 
sources (SDAPCD Rules 20.2 and 20.3). For comparative purposes, 
these levels are used to evaluate emissions due to the project.  
 
Construction emissions associated with the project were modeled using 
the CalEEMod software version 2013.2.2, which incorporates current air 
emission data, planning methods, and protocol. Results are displayed in 
Table 3 below. As shown in Table 3, project construction would not 
exceed the applicable significance thresholds. 

 
Table 3. Maximum Daily Construction Emissions 

(pounds per day) 
Pollutant Year 2017 Significance Threshold1 

VOC2 25.5 2503 
NOX 148.7 2504 
CO 105.2 5504 
SOx

 0.2 2504 
PM10 12.1 1004 
PM2.5 8.0 1005 

1 The City of Santee has not adopted thresholds for evaluating the 
significance of air quality impacts. In the absence of City significance 
thresholds, this analysis considers guidance from other agencies 
(referenced below). 

2 For the purposes of this analysis VOC and reactive organic gases 
(ROG) are used interchangeably. 

3 The threshold for VOCs is based on the Environmental Protection 
Agency General Conformity Rule, which equates VOC and NOX 
emissions under the clean air act and applies the same limitation on 
VOC and NOX emissions in ozone non-attainment areas (Federal 
Register 2010).  

4 SDAPCD Rules 20.2 and 20.3.  
5 PM2.5 threshold is equated to PM10 as the SDAPCD does not set a 

limit on PM2.5 and approximately 92 percent of PM10 exhaust is PM2.5 
and 61 percent of mechanical PM10 is PM2.5 (South Coast Air Quality 
Management District 2006). 

 
Operational emissions associated with the project, including mobile 
source emissions and area source emissions from natural gas use, 
warehouse and brewery equipment, and landscaping equipment were 
modeled using CalEEMod. Additionally, fugitive VOC emissions would be 
associated with brewing operations. Emissions factors for the brewery 
were modeled using emission factors published by the San Joaquin 
Valley Air Pollution District (2010), the best available source for brewery 
specific emissions. Table 4 displays the overall operational emissions 
associated with the project. As shown in Table 4, project operational 
emissions would not exceed the applicable significance thresholds. 
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Table 4. Maximum Daily Operational Emissions 
(pounds per day) 

Pollutant 
Area 

Emission 
Mobile 

Emission 
Total 

Emission 
Significance 
Threshold1 

VOC2 5.1 5.3 10.4 2503 
NOx 9.8 6.9 16.7 2504 
CO 6.9 38.7 45.6 5504 
SOx >0.1 0.1 0.1 2504 
PM10 0.8 3.9 4.7 1004 
PM2.5 0.7 1.1 1.8 1005 

1 The City of Santee has not adopted thresholds for evaluating the significance 
of air quality impacts. In the absence of City significance thresholds, this 
analysis considers guidance from other agencies. 

2 For the purposes of this analysis VOC and ROG are used interchangeably. 
3 The threshold for VOCs is based on the Environmental Protection Agency 

General Conformity Rule, which equates VOC and NOX emissions under the 
clean air act and applies the same limitation on VOC and NOX emissions in 
ozone non-attainment areas (Federal Register 2010).  

4 SDAPCD Rules 20.2 and 20.3.  
5 PM2.5 threshold is equated to PM10 as the SDAPCD does not set a limit on 

PM2.5 and approximately 92 percent of PM10 exhaust is PM2.5 and 61 percent 
of mechanical PM10 is PM2.5 (South Coast Air Quality Management District 
2006). 

 
As shown in Tables 3 and 4, construction and operational emissions 
would be less than the applicable thresholds for all criteria pollutants and 
would not contribute substantially to existing air quality violations. Thus, 
the project would not violate any air quality standard or contribute 
substantially to an existing or projected air quality violation. Impacts 
would be less than significant. 

    

c) Result in a cumulatively considerable net increase of any criteria 
pollutant for which the project region is non-attainment under an 
applicable federal or state ambient air quality standard (including 
releasing emissions, which exceed quantitative thresholds for 
ozone precursors)?   

 
Source(s):  SDAPCD Requirements, General Plan Land Use Element, 
Greenhouse Gas Analysis for the Santee Brewery prepared by RECON 
Environmental, Inc. dated August 20, 2015;  RECON Environmental, Inc 
CalEEMod Model Results.  
 
The project is in the SDAB, which is classified as being in attainment for 
all criterion pollutants except ozone, PM10, and PM2.5. The SDAB is in 
nonattainment for the 8-hour national and state ozone standards. Ozone 
is not emitted directly, but is a result of atmospheric activity on 
precursors. ROGs are known as the chief “precursors” of ozone. These 
compounds react in the presence of sunlight to produce ozone. As 
discussed in Section III. b), construction and operational emissions of 
ozone precursors, PM10, and PM2.5 are projected to be less than the 
applicable thresholds for these criteria pollutants. Areas immediately 
adjacent to the project site are fully built-out and would not have the 
potential to contribute to construction emissions of ozone precursors and 
no new major projects in the vicinity of the site have been identified that 
would result in a cumulatively considerable net increase of criteria 
pollutants.  
 
Therefore, the project would not result in a cumulatively considerable net 
increase of any criteria pollutant for which the project region is 
non-attainment under an applicable federal or state ambient air quality 

  X  
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standard (including releasing emissions, which exceed quantitative 
thresholds for ozone precursors). Project impacts would be less than 
significant. 

d) Expose sensitive receptors to substantial pollutant 
concentrations?   

 
Source(s):  SDAPCD Requirements, Municipal Code.  
 
A sensitive receptor is a person who is more susceptible to health effects 
due to exposure to an air contaminant than the general population. Air 
quality sensitive receptors are associated with various land uses 
including residences, schools, childcare centers, elderly care facilities, 
and long-term health care facilities. No schools, childcare centers, elderly 
care facilities, or long-term health care facilities exist within one-quarter 
mile of the project site; however, the site is adjacent to the Parc One 
Apartments complex. Rio Seco School at 9545 Cuyamaca Street is 
located just over one-quarter mile to the north of the project site. 
 
Grading and construction of the project site could generate fugitive dust 
emissions from construction and grading equipment. These emissions 
are temporary and would not generate an ongoing substantial source of 
emissions that could adversely affect surrounding sensitive receptors 
(e.g., residential uses). Implementation of standard grading and 
construction measures for dust control and pollution prevention as 
required by SDAPCD (e.g., watering during grading activities, preventing 
“track out” onto streets, and limitations on idling time) would avoid 
potential impacts. Specific rules applicable to the project include the 
following: Rule 50 (visible emissions), Rule 51 (nuisance), Rule 52 
(particulate matter), Rule 54 (dust and fumes), Rule 55 (fugitive dust 
control), and Rule 67 (architectural coatings), all of which will be adhered 
to as required by the SDAPCD. Thus, project construction would not 
expose sensitive receptors to substantial pollutant concentrations. 
 
As discussed in Section III. b), the proposed brewery operations would 
not involve activities that would result in substantial pollutant 
concentrations during the operational phase of the project.  
 
Additionally, the project would not generate traffic that would result in a 
CO hotspot. A CO hotspot is a localized area where CO standards are 
exceeded. CO hotspots typically occur as a result of severe vehicle 
congestion at signalized intersections of major roadways. A project may 
worsen air quality and potentially contribute to a CO hotspot by 
generating traffic that would result in increased average delay at 
signalized intersections. As discussed in Section XV. a), the project 
would not generate significant impacts to area intersections; thus, the 
project would not create or make a significant contribution to a CO 
hotspot. Therefore, the project would not expose sensitive receptors to 
substantial pollutant concentrations. Project impacts would be less than 
significant. 

  X  
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e) Create objectionable odors affecting a substantial number of 
people?   

 
Source(s):  SDAPCD requirements, Project Design, Municipal Code.   
 
The project proposes a brewery that would generate odors during the 
brewing process. Odors would be associated with operation of the 
brewhouse (Building B) and loading of grain from the spent grain silo to 
transport trucks in the breezeway between Building B and C (see 
Figure 4).  
 
Odors generated from the brewhouse are primarily associated with the 
wort boiling process. Wort is a sugary, sweet liquid made from water and 
malted barley. During the final stage of the brew, the wort is transferred 
into a “brew kettle” where the hops are added to boil. During this process, 
the hops and wort are boiled and excess heat is vented via a stack 
discharging from the top of the brewhouse building. The subtle odors 
released from this process have been described as sweet oatmeal, 
porridge, or other cooked grains. Although perceptions of odor can be 
subjective, the odor associated with the brewing process is not generally 
regarded as objectionable. Therefore, operation of the brewhouse is not 
anticipated to result in objectionable odors affecting a substantial number 
of people.  
 
Spent grain is a byproduct of the beer brewing process. Spent grain 
generated in the brew kettle is transferred through pipes to the spent 
grain silo located in the breezeway. Generally one time per day (5 days 
per week) during normal business hours, a truck would come to haul 
away the spent grain. Spent grain would be pumped through a pipe and 
deposited into an open trailer of a transport truck. During the loading of 
the grain onto the truck (which takes approximately one-half hour), the 
odor of the grain is released. This generally smells like a sweet, wet 
grain. Project design features including transferring spent grain to the 
spent grain silo via closed pipes, locating the spent grain silo in a 
breezeway, providing space for trucks to back in immediately adjacent to 
the spent grain silo, and rapidly loading spent grain via pipes would 
reduce odors associated with the process. Due to the limited duration of 
this process and project features that would minimize odors, odor 
generation would be minimal. Additionally, the odor generated from spent 
grain is not considered an objectionable odor.  
 
The use of fuels and diesel during construction would generate some 
odors; however, odors generated from construction would be temporary 
and intermittent and would largely dissipate at short distances from the 
source. Thus, the project would not create objectionable odors affecting a 
substantial number of people. Project impacts would be less than 
significant. 

  X  
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IV. BIOLOGICAL RESOURCES.  Would the project:     
a) Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a candidate 
sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Wildlife or U.S. Fish and Wildlife Service?  

 
Source(s):  Project Description, Existing Conditions, City of Santee, 
Santee Town Center Specific Plan Amendment MEIR dated January 
2006.  
 
The project site was previously analyzed for development as part of the 
MEIR. The prior environmental analysis identified the site as primarily 
general agriculture, with smaller acreages of disturbed lands, non-native 
grassland, and Diegan coastal sage scrub. Several sensitive bird species 
were identified in the vicinity of the project, primarily in the adjacent San 
Diego River area. Sensitive species identified in the vicinity of the project 
include blue grosbeak, yellow warbler, yellow-breasted chat, least Bell’s 
vireo, willow flycatcher, and Cooper’s hawk. The MEIR found that impacts 
to state-listed and/or federally listed wildlife with the potential to occur on-
site would be significant. The MEIR identified mitigation measures to 
compensate for the loss of habitat including Diegan coastal sage scrub 
and non-native grassland. In conjunction with prior grading for the Town 
Center, off-site mitigation requirements for habitat have been completed 
to the satisfaction of the City and wildlife agencies. Purchase of off-site 
habitat at the Crestridge Preserve satisfied this mitigation requirement. 
As site conditions and habitats on the project site have not changed since 
the prior analysis, no new habitat impacts would occur. The MEIR 
analysis considered the future development of 100 percent of the project 
site and mitigation for impacts to habitat have been implemented.  
 
The MEIR also identified a low to moderate potential for impacts to 
coastal California gnatcatcher, least Bell’s vireo, southwestern willow 
flycatcher, western burrowing owl, and nesting raptors. Although coastal 
California gnatcatcher was not identified on-site, the MEIR identified a 
low potential for the species to forage in the coastal sage scrub on-site. 
Least Bell’s vireo is known to occupy the San Diego River corridor, which 
is just north of the project site. Southern willow flycatchers were identified 
as having a low to moderate potential to forage on-site during migration, 
but are not expected to nest on-site. Western burrowing owl was 
identified as having a low to moderate potential to occur on-site, and 
raptors were identified as having the potential to nest in on-site trees.  
 
All of these potential impacts to sensitive wildlife species were considered 
significant, and the MEIR incorporated mitigation to reduce the impacts to 
less than significant.The MEIR mitigation measures detailed below would 
be required to ensure that potentially significant adverse impacts to 
sensitive species would be reduced to less than significant.  

 X   
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BIO-1 Coastal California Gnatcatcher 
To avoid impacts to active coastal California gnatcatcher nests 
grading or clearing of the disturbed and undisturbed Diegan 
coastal sage scrub should not occur during the breeding season 
between February 15 and August 31. If construction activities 
must occur during the breeding season, work may proceed under 
the following conditions:  

• Pre-construction surveys for these species would be 
required. If active nests are present, construction activity 
should be located at least 500 feet from the nest and 
noise levels at the nest site kept below 60 A-weighted 
decibels equivalent noise level dB(A) Leq) hourly. A buffer 
distance of less than 500 feet would require concurrence 
of the wildlife agencies, and noise attenuation measures 
may be needed to reduce the level of noise at the nest 
site to below 60 dB(A) Leq hourly. A qualified biologist 
should monitor all vegetation removal to ensure no direct 
impacts to individual birds.  
 

• Post-construction, night lighting will be directed away 
from the open space and shielded to prevent indirect 
impacts to the habitat of this species.  

 
BIO-2 Least Bell’s Vireo and Southwestern Willow Flycatcher 
Where suitable riparian habitat is within 500 feet of the subject 
site, construction shall be timed to avoid the least Bell’s vireo and 
southwestern willow flycatcher breeding season (March 15 to 
September 15) to avoid any possibility of construction noise 
impacts to this species. However, if it is determined that the 
construction activities are necessary during this period, work may 
proceed under the following conditions:  
 

• Prior to beginning work during the breeding season, a full 
protocol survey of the adjacent habitat shall be 
conducted, pursuant to the U.S. Fish and Wildlife Service 
(USFWS) guidelines. If any least Bell’s vireo or 
southwestern willow flycatcher is found, work may 
proceed provided that noise levels do not exceed 60 
decibels (dB) at the edge of the least Bell’s vireo and 
southwestern willow flycatcher habitat, either by 
changing operations or by construction noise attenuation 
structures. If noise levels still exceed 60 dB at the edge 
of the mapped habitat, then construction shall be 
deferred in that area until after the breeding season. 
 

• Post-construction, night lighting shall be directed away 
from the open space and shielded to prevent indirect 
impacts to the habitat of this species 
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BIO-3 Western Burrowing Owl  
A western burrowing owl survey shall be conducted prior to 
grading using appropriate protocols in suitable habitat to 
determine if this species is present and identify the location of 
active burrows. If western burrowing owls are detected, affected 
individuals will be relocated using passive or active 
methodologies approved by the wildlife agencies. Mitigation for 
impacts to occupied habitat would be through the conservation of 
occupied western burrowing owl habitat or conservation of lands 
appropriate for the restoration, management, and enhancement 
of western burrowing owl nesting and foraging requirements.  
 

Implementation of these mitigation measures, as set forth in the MEIR 
would ensure that the project would not have a substantial adverse effect, 
either directly or through habitat modifications, on any species identified 
as a candidate sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California Department of Fish and 
Wildlife (CDFW) or USFWS. Project impacts would be less than 
significant with mitigation. 

    

b) Have a substantial adverse effect on any riparian habitat or other 
sensitive natural community identified in local or regional plans, 
policies, regulations, or by the California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service?   

 
Source(s): City of Santee, Santee Town Center Specific Plan 
Amendment MEIR dated January 2006.  
 
Refer to response for Section IV. a) above. The site does not contain any 
riparian habitat, but would impact sensitive vegetation communities 
including non-native grassland and Diegan coastal sage scrub. The MEIR 
identified mitigation measures to compensate for the loss of these 
habitats. Mitigation for the loss of non-native grasslands and Diegan 
coastal sage scrub was completed through the purchase of off-site 
habitat at the Crestridge Preserve to the satisfaction of the City and 
wildlife agencies. As the mitigation for these impacts has been 
implemented, no additional mitigation would be required.  
 
The MEIR also identified significant impacts to one sensitive plant 
species, smooth tarplant. Impacted species were previously documented 
as part of the MEIR, and a smooth tarplant translocation plan, dated 
October 30, 2006, was approved by the wildlife agencies in accordance 
with the MEIR Mitigation Monitoring and Reporting Program (MMRP). 
The translocation plan included an approved Habitat Management Plan 
dated October 26, 2006 that provides for the long-term management of 
the translocation sites. All three phases of required translocation 
identified in the plan have been completed to the satisfaction of the 
wildlife agencies and the City of Santee. Consistent with the Habitat 
Management Plan, a long-term funding mechanism has been established 
to ensure ongoing monitoring and management of the translocation sites. 
Refer also to page 11 of this initial study for addition details on the status 
of smooth tarplant mitigation. No further mitigation is required. As a 
result, the project would not have a substantial adverse effect on any 
riparian habitat or other sensitive natural community identified in local or 
regional plans, policies, regulations, or by the CDFW or USFWS. Project 
impacts would be less than significant. 

  X  
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c) Have a substantial adverse effect on federally protected wetlands 
as defined by Section 404 of the Clean Water Act (including, but 
not limited to, marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other means?   

 
Source(s): City of Santee, Santee Town Center Specific Plan 
Amendment MEIR dated January 2006; Parc One Negative Declaration 
dated October 19, 2012; Revised Wetland Delineation for the Santee 
Town Center Specific Plan Amendment dated March 27, 2006 prepared 
by RECON Environmental. 
 
No wetlands occur on-site. The man-made drainage swale that exists on 
the property was constructed to accommodate storm water in the site’s 
interim condition. Based on the site’s wetland delineation prepared in 
2006, the drainage was determined to be non-jurisdictional by the 
U.S. Army Corps of Engineers and jurisdictional by the CDFW. A 1602 
Streambed Alteration Agreement was subsequently obtained to authorize 
site development. Thus, no additional wetland permits are required to 
proceed with the project. Thus, the project would not have a substantial 
adverse effect on federally protected wetlands as defined by Section 404 
of the Clean Water Act (including, but not limited to, marsh, vernal pool, 
coastal, etc.) through direct removal, filling, hydrological interruption, or 
other means. Project impacts would be less than significant. See also 
responses provided for Sections IV. a) and IV. b) above.  

  X  

d) Interfere substantially with the movement of any native resident 
or migratory fish or wildlife species or with established native 
resident migratory wildlife corridors, or impede the use of native 
wildlife nursery sites?   

 
Source(s): City of Santee, General Plan, Open Space Conservation 
Element, City of Santee Draft Multiple Species Conservation Plan 
(MSCP) Subarea Plan; City of Santee, Santee Town Center Specific Plan 
Amendment MEIR dated January 2006. 
 
The project site is vacant and has been previously graded to provide 
interim drainage retention. The site is developed with urban uses on three 
sides and does not function as a wildlife movement corridor. However, 
the project site is located adjacent to the San Diego River, which is a 
wildlife movement corridor. Development adjacent to the San Diego River 
could result in a significant indirect impact to the adjacent wildlife 
movement corridor as a result of light spillover into the preserve and 
trespass by humans and/or pets.  
 
To ensure that indirect impacts to the adjacent wildlife corridor do not 
occur, the following mitigation measures would be implemented prior to 
grading: 

 
BIO-4 Lighting Plan 
To ensure the project lighting does not adversely affect the adjacent 
wildlife corridor, a lighting plan shall be prepared and approved by the 
City to require that lighting is directed away from the preserve area 
and is appropriately shielded to minimize lighting impacts.   

 X   
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BIO-5 Fencing and Signage 
The project shall install a 9-foot-wide bike path/sidewalk with split-rail 
fencing along the river side and signage that states, “Sensitive 
Wildlife Area – Keep on Designated Paths” or similar language.  

 
With implementation of BIO-4 and BIO-5, the project would not interfere 
substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident migratory wildlife 
corridors, or impede the use of native wildlife nursery sites. Project 
impacts would be less than significant with mitigation. 

    

e) Conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance?  

 
Source(s): City of Santee Draft MSCP Subarea Plan.  
 
The City does not currently have an adopted MSCP Subarea Plan. There 
are no trees located on the project site. The project would not conflict with 
or prevent implementation of the MSCP Subarea Plan because the 
project site is not located within the Draft Subarea Preserve and is not 
proposed for conservation. However, the project site is adjacent to the 
proposed San Diego River Subunit of the Subarea Plan Preserve.  
 
The Draft Santee Subarea Plan includes a management goal for the San 
Diego River Subunit to “establish and manage adequate riparian buffer 
areas within the Santee Subarea Plan Preserve Area between core 
riparian habitats and adjacent land uses” and includes a specific standard 
to conserve riparian and wetlands areas adjacent to the river and 
establish an adequate biological buffer. The project site is set back from 
the riparian areas of the San Diego River and would comply with 
applicable Draft Subarea Plan standards. Additionally, the mitigation 
addressed in Section IV. a) and d) would ensure that the project complies 
with Draft Subarea Plan policies by avoiding indirect impacts to the San 
Diego River from construction and operational noise, lighting, and 
installation of fencing. Thus, the project would not conflict with any local 
policies or ordinances protecting biological resources. Project impacts 
would be less than significant.  

  X  

f) Conflict with the provisions of an adopted Habitat Conservation 
Plan, Natural Community Conservation Plan, or other approved 
local, regional or state habitat conservation plan?  

 
Source(s):  City of Santee Draft MSCP Subarea Plan. 
 
See response provided for Section IV. e) above. There are no adopted 
Habitat Conservation Plan, Natural Community Conservation Plan, or 
other approved local, regional or state habitat conservation plans that 
cover the project site or with which the project might conflict. Project 
impacts would be less than significant. 

  X  
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V. CULTURAL RESOURCES.  Would the project:     
a) Cause a substantial adverse change in the significance of a 

historical resource as defined in Section 15064.5?   
 

Source(s):  City of Santee, Santee Town Center Specific Plan 
Amendment MEIR dated January 2006.  
 
The project site is vacant and does not contain any structures. The MEIR 
identified the Edgemoor Farm Historic District as an historic resource that 
would require mitigation if disturbed. However, this historic resource is 
not located on the project site, and the project would have no impact on 
this resource. No historic resources are located on the project site. 
Therefore, the project would not cause a substantial adverse change in 
the significance of a historical resource as defined in Section 15064.5. 
No impact would occur. 

   X 

b) Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to Section 15064.5?  

 
Source(s):  City of Santee, General Plan Conservation Element; City of 
Santee, Santee Town Center Specific Plan Amendment MEIR dated 
January 2006.  
 
The City of Santee General Plan identifies the San Diego River floodplain 
as an area of moderate potential for National Register of Historic 
Places-eligible buried prehistoric and historic archaeological sites. 
Several sites have been found in the floodplain along the river. One 
archaeological site, CA-SDI-7603 (SDM-W-2409), was previously 
mapped on the western edge of the project site in 1981, west of 
Cuyamaca Drive. An archaeological field and archival investigation was 
completed in 2004 by RECON Environmental as part of the 
environmental review for the Santee Town Center Specific Plan 
Amendment. No evidence of CA-SDI-7603 was found during that survey. 
Most of the area had been disked or driven on, and ground visibility was 
90 to 100 percent. The MEIR concluded that plowing, the collection of 
surface artifacts during the 1981 survey, and the construction of 
Cuyamaca Street completely destroyed CA-SDI-7603, including any 
portion that may have extended onto the project site.  
 
However, due to the location of the project site partially within the 
floodplain, there is a potential for site grading to uncover buried 
archaeological resources. As a result, impacts would be potentially 
significant. 

 X   



Santee Brewery; TCSPA2015-1; DR2015-10; V2015-2  Page 45 
Initial Study/Environmental Checklist Form 
 

Issues & Supporting Information 
Potentially 
Significant 
Impact 

Less Than 
Significant 
with 
Mitigation 

Less Than 
Significant 
Impact 

No 
Impact 

 

The following mitigation measure would reduce potentially significant 
impacts to less than significant:  
 

CUL-1 Archeological Monitor 
Potential impacts to buried artifacts or human remains inadvertently 
discovered during project grading would be mitigated through the 
requirement for an archaeological monitor to be present on-site 
during grading activities. The archeological monitor would ensure that 
if any prehistoric or historic subsurface cultural resources are 
discovered during ground-disturbing activities, all work within 50 feet 
of the resources shall be halted and a qualified archaeologist shall be 
consulted to assess the significance of the find according to CEQA 
Guidelines section 15064.5. If any find is determined to be significant, 
representatives from the City and the archaeologist will meet to 
determine the appropriate avoidance measures or other appropriate 
mitigation. All significant cultural materials recovered shall be, as 
necessary and at the discretion of the consulting archaeologist, 
subject to scientific analysis, professional museum curation, and 
documentation according to current professional standards. In 
considering any suggested mitigation proposed by the consulting 
archaeologist to mitigate impacts to historical resources or unique 
archaeological resources, the City will determine whether avoidance 
is necessary and feasible in light of factors such as the nature of the 
find, project design, costs, and other considerations. If avoidance is 
infeasible, other appropriate measures (e.g., data recovery) will be 
instituted. Work may proceed on other parts of the project site while 
mitigation for cultural resources is being carried out. 
 
If human skeletal remains are uncovered during project construction, 
the archaeological monitor will direct the contractor or appropriate 
representative to halt work, contact the San Diego County Coroner to 
evaluate the remains, and follow the procedures and protocols set 
forth in Section 15064.5(e)(1) of the CEQA Guidelines. If the coroner 
determines that the remains are Native American, the project 
proponent will contact the Native American Heritage Commission, in 
accordance with Health and Safety Code Section 7050.5, subdivision 
(c), and Public Resources Code 5097.98 (as amended by AB 2641). 
Per Public Resources Code 5097.98, the contractor shall ensure that 
the immediate vicinity, according to generally accepted cultural or 
archaeological standards or practices, where the Native American 
human remains are located, is not damaged or disturbed by further 
development activity until the contractor has discussed and conferred, 
as prescribed in this section (California Public Resources Code 
Section 5097.98) with the most likely descendants regarding their 
recommendations, if applicable, taking into account the possibility of 
multiple human remains. 
 

With implementation of archaeological monitoring during grading 
(CUL-1), the project would not cause a substantial adverse change in the 
significance of an archaeological resource pursuant to Section 15064.5. 
Project impacts would be less than significant with mitigation. 
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c) Directly or indirectly destroy a unique paleontological resource or 
site or unique geologic feature?   

 
Source(s):  City of Santee General Plan Conservation Element, Parc One 
Negative Declaration dated October 19, 2012, Preliminary Geotechnical 
Investigation Karl Strauss Brewery River View Santee, California, 
prepared by Leighton and Associates, Inc.; County of San Diego 
Guidelines for Determining Significance, Paleontological Resources.  
 
The site does not support any unique geologic features. Additionally 
paleontological resources are not anticipated due to the depth of 
underlying geologic formations. The site is underlain by undocumented 
artificial fill at a depth of 2 to 5 feet and alluvial soils to a depth of 
approximately 37 feet below ground surface. Below the alluvial soils is 
Cretaceous-aged Granitic bedrock, which has a low potential to contain 
paleontological resources. The site was previously excavated to provide 
an interim drainage basin during construction of the Santee Trolley 
Station circa 1995. During prior excavations, no paleontological 
resources were encountered. Site grading would be limited to 
approximately 63,800 cubic yards of cut and fill. Thus, based on the low 
paleontological sensitivity of the project site and lack of any unique 
geologic features, the project would result in a less than significant impact 
related to paleontological resources or unique geologic features.  

  X  

d) Disturb any human remains, including those interred outside of 
formal cemeteries?   

 
Source(s):  City of Santee, General Plan Conservation Element; City of 
Santee, Santee Town Center Specific Plan Amendment MEIR dated 
January 2006.  
 
See Section V. b) above. 

 X   

e) Cause a substantial adverse change in the significance of a tribal 
cultural resource as defined in Public Resources Code 21074? 

 
Source(s): Native American Heritage Commission correspondence dated 
September 16, 2015; Office of Planning and Research, Discussion Draft 
Technical Advisory: AB 52 and Tribal Cultural Resources in CEQA, 2015.   
 
Tribal cultural resources are sites, features, places, cultural landscapes, 
sacred places, and objects with cultural value to a California Native 
American tribe that are either included or determined to be eligible for 
inclusion in the California Register of Historical Resources or included in 
a local register of historical resources as defined in subdivision (k) of 
Public Resources Code Section 5020.1. As discussed in Sections V. a) 
and b), the project site does not support any historic or cultural resources. 
The City notified the NAHC of the project and received a response from 
the NAHC on September 16, 2015. The response included a list of 
applicable tribes with traditional lands or cultural places located within the 
boundaries of the project site. The City provided notice of the project to 
applicable tribes on September 24, 2015. To date, the City has not 
received a request for tribal consultation and no information has been 
presented that indicates the site contains tribal cultural resources as 
defined in Public Resources Code 21074. Thus, project impacts would be 
less than significant. 

  X  
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VI. GEOLOGY AND SOILS.  Would the project:     
a) Expose people or structures to potential substantial adverse 

effects, including the risk of loss, injury, or death involving:     

i. Rupture of a known earthquake fault as delineated on the 
most recent Alquist-Priolo Earthquake Fault Zoning Map 
issued by the State Geologist for the area or based on other 
substantial evidence of a known fault?  Refer to Division of 
Mines and Geology Special Publication 42? 

 
Sources(s):  Preliminary Geotechnical Investigation Karl Strauss Brewery 
River View Santee, California, prepared by Leighton and Associates, Inc. 
dated August 21, 2015. 
 
The project site is not located within an area that has been identified as 
having a known earthquake fault as delineated on the most recent 
Alquist-Priolo Earthquake Fault Zoning Map. As a result, the risk of 
rupture of the ground surface would be unlikely. The primary seismic risk 
to the San Diego metropolitan area is the Rose Canyon fault zone 
located approximately 13 miles west of the site. Therefore, the project 
would not expose people or structures to significant risk of loss injury or 
death involving rupture of a known earthquake fault. Project impacts 
would be less than significant.  

  X  

ii. Strong seismic ground shaking?   
 

Source(s):  City of Santee Municipal Code; Engineering Division; 
Preliminary Geotechnical Investigation Karl Strauss Brewery River View 
Santee, California, prepared by Leighton and Associates, Inc. dated 
August 21, 2015. 
 
See Section VI. a) i. above. The primary seismic risk to the San Diego 
metropolitan area is the Rose Canyon fault zone located approximately 
13 miles west of the site. However, as the project would be required to 
comply with all seismic standards of California Building Code, project 
impacts would be less than significant.  

  X  

iii. Seismic-related ground failure, including liquefaction?   
 
Source(s):  City of Santee, General Plan, Safety and Conservation 
Elements; Preliminary Geotechnical Investigation Karl Strauss Brewery 
River View Santee, California, prepared by Leighton and Associates, Inc. 
dated August 21, 2015. 
 
The project site is located in Geotechnical Hazard Zone C1 and C3 
according to the Safety Element of the General Plan. Zone C1 is 
identified as having a moderate to high potential for liquefaction, while 
zone C3 is classified as having a “low to moderate” potential for 
liquefaction. As the project site is not underlain by a known active or 
potentially active fault, the potential for ground rupture due to faulting is 
considered low.  

  X  
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Liquefaction of granular soils can be caused by strong vibratory motion 
due to earthquakes. A liquefaction analysis of the site was completed and 
found the site would be susceptible to liquefaction. Total dynamic 
settlement potential was estimated to range from 0.5 to 1.0 inch for 
design earthquake ground motion and differential dynamic settlement 
was anticipated to be 1 inch or less within 50 horizontal feet. Based on 
this relative small settlement, the geotechnical report recommends 
inclusion of dynamic settlement in the structural analysis. No ground 
improvements are recommended to address the liquefaction potential 
 
With implementation of geotechnical recommendations which are 
automatically required as part of the grading permit under Municipal Code 
15.58.120, no substantial risk associated with liquefaction would occur. 
Project impacts would be less than significant. 

    

iv. Landslides?   
 

Source(s):  City of Santee, General Plan, Safety and Conservation 
Elements; City of Santee Municipal Code; Preliminary Geotechnical 
Investigation Karl Strauss Brewery River View Santee, California, 
prepared by Leighton and Associates, Inc. dated August 21, 2015. 
 
The project site is located in Geotechnical Hazard Zone C1 and C3 
according to the Safety Element of the General Plan. Zone C1 is 
classified as being marginally susceptible to landslides, while zone C3 is 
classified as “generally to marginally” susceptible to landslides. However, 
the project site is relatively flat, and no steep slopes are located on-site or 
adjacent to the property. No landslides have been observed on the 
project site or in the vicinity of the project site. Project impacts would be 
less than significant.  

  X  

b) Result in substantial soil erosion or the loss of topsoil?  
 

Source(s): City of Santee Municipal Code, Engineering Division. 
 
The project site is flat, which limits the potential for substantial soil 
erosion. In addition, the project would include landscaping, which would 
minimize erosion potential. The project is required to comply with 
Section 15.58.140 (erosion control plans) of the City of Santee Municipal 
Code. Due to these factors, the project would not result in substantial soil 
erosion or the loss of topsoil. Project impacts would be less than 
significant. 

  X  

c) Be located on a geologic unit or soil that is unstable, or that would 
become unstable as a result of the project, and potentially result 
in on or off-site landslide, lateral spreading, subsidence, 
liquefaction or collapse?  

 
Source(s):  City of Santee, General Plan, Safety and Conservation 
Elements; Preliminary Geotechnical Investigation Karl Strauss Brewery 
River View Santee, California, prepared by Leighton and Associates, Inc. 
dated August 21, 2015.  
 
The MEIR included a geotechnical analysis prepared by Geocon 
Incorporated dated June 28, 2004. The project site was included within 
the area of analysis. The MEIR found that geotechnical issues related to 
compaction, liquefaction, and seismicity could be addressed through 
adherence to specified geotechnical recommendations. 

  X  
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An updated Geotechnical Investigation was completed by Leighton and 
Associates, Inc., which concluded risk from off-site landslide, lateral 
spreading, subsidence, and collapse would be low, as detailed below.  
 
Based on the flat topography of the site and surrounding area, a lack of 
any indications of landslide during field investigations, and a review of the 
geologic literature and geologic maps, there would be no risk of landslide 
or slope instability. Risk from lateral spreading and collapse would also 
be low based on the proposed topography of the site (generally flat) and 
the lack of underling faults. There would be no potential impacts related 
to subsidence due to the depth of ground water, the close proximity of 
San Diego River and depth of the underlying Cretaceous-aged Granitic 
rock. 
 
Liquefaction potential would be addressed through implementation of 
geotechnical report recommendations which are automatically required 
as part of the grading permit under Municipal Code 15.58.120 (refer to VI 
a) iii above).  
 
Thus, as detailed in the Preliminary Geotechnical Investigation, project 
impacts related to subsidence due to on or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse would be less than 
significant.  

    

d) Be located on expansive soil, as defined in Table 18-1-B of the 
current Uniform Building Code, creating substantial risks to life or 
property?   

 
Source(s):  Preliminary Geotechnical Investigation Karl Strauss Brewery 
River View Santee, California, prepared by Leighton and Associates, Inc. 
dated August 21, 2015.  
 
The project site is located in Geotechnical Hazard Zone C1 and C3 
according to the Seismic Safety Element of the General Plan. Zone C1 
and C3 are classified as having a variable potential for soil expansion. 
During geotechnical field investigations, expansive soils were not 
observed within the upper soil layers at the site. With implementation of 
the geotechnical investigation recommendations required as part of the 
grading permit under Municipal Code 15.58.120, including laboratory 
testing of import soils for expansion potential, the project would not result 
in substantial risks to life or property from expansive soils. Thus, project 
impacts would be less than significant.  

  X  

e) Have soils incapable of adequately supporting the use of septic 
tanks or alternative wastewater disposal systems where sewers 
are not available for the disposal of wastewater?   

 
Source(s): Public Service Availability Forms from Padre Dam Municipal 
Water District dated July 22, 2015.  
 
The project would be served by a public sewer. Therefore, no septic 
tanks or alternative wastewater disposal systems are proposed. No 
impact would occur. 

   X 



Santee Brewery; TCSPA2015-1; DR2015-10; V2015-2  Page 50 
Initial Study/Environmental Checklist Form 
 

Issues & Supporting Information 
Potentially 
Significant 
Impact 

Less Than 
Significant 
with 
Mitigation 

Less Than 
Significant 
Impact 

No 
Impact 

 

VII. HAZARDS AND HAZARDOUS MATERIALS.  Would the project:     
a) Create a significant hazard to the public or the environment 

through the routine transport, use, or disposal of hazardous 
materials?  

 
Source(s):  Project Description. 
 
The project includes construction of a brewery, a warehouse, and a 
restaurant. Materials needed for the brewing process are not hazardous 
and typically consist of barley malts, hops, yeast, and water. The 
warehouse operations will involve equipment and machinery for bottling, 
packaging, and loading beer for distribution; however these activities are 
not anticipated to involve any significant quantity of hazardous material. 
 
Construction of the project would involve standard grading and 
construction activities, which require temporary use of fuels and other 
hazardous materials. Future commercial uses (e.g., restaurant) would 
involve the routine use of hazardous materials (cleaners, degreasers, 
etc.). Such materials are ubiquitous and product labeling identifies 
appropriate handling and use of these materials. Use of common 
hazardous materials are typical of commercial uses and are not 
associated with generation of significant hazards to the public or the 
environment.  
 
Construction of the project would involve standard grading and 
construction activities that require temporary use of fuels and other 
hazardous materials. The use and handling of materials associated with 
the construction of the project would follow all applicable federal, state, 
and local regulations, including California Occupational Safety and Health 
Administration, California Department of Transportation (Caltrans), and 
Department of Environmental Health Hazardous Materials Division. The 
project would comply with all applicable state and local regulations for 
hazardous materials and waste management during project construction. 
As a result, the project would not create a significant hazard to the public 
or the environment through the routine transport, use, or disposal of 
hazardous materials. Project impacts would be less than significant.  

  X  

b) Create a significant hazard to the public or the environment 
through reasonable foreseeable upset and accident conditions 
involving the release of hazardous materials into the 
environment?  

 
Source(s): Project Description. 
 
See Section VII. a) above. The project would not involve a use that would 
result in foreseeable upset and accident conditions from the release of 
hazardous materials into the environment. The proposed brewery, tasting 
room, office, warehouse, and restaurant uses would be associated with 
the routine use of common hazardous materials; however, no significant 
hazards due to upset and accident conditions involving the release of 
hazardous materials would occur because use of common hazardous 
materials are typical of commercial uses and are not associated with 
generation of significant hazards to the public or the environment. 
Impacts would be less than significant. 

  X  
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c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter 
mile of an existing or proposed school?   

 
Source(s): Santee School District website. 
 
The project site is not located within one-quarter mile of an existing or 
proposed school. As a result, the project would not emit hazardous 
emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed 
school. No impact would occur. 

   X 

d) Be located on a site that is included on a list of hazardous 
material sites compiled pursuant to Government Code Section 
65962.5 and, as a result, would it create a significant hazard to 
the public or the environment?   

 
Source(s): California Department of Toxic Substances Control, 
EnviroStor Database; Geotracker Database. 
 
The project site is not identified on the California Department of Toxic 
Substances Control, Hazardous Waste and Substances Site List 
compiled pursuant to Government Code Section 65962.5. There are no 
active hazardous waste site listings within one-quarter mile of the project 
site. The closest open case listing identified on the Geotracker site is an 
open assessment for Style Cleaners for potential subsurface 
contamination of soils and groundwater from tetrachloroethene (PCE), 
located approximately 0.33 acre southwest of the project site (RB Case # 
2091900; Loc Case # H06361-001). Hazards associated with this case 
listing are contained below ground. Construction of the project in 
proximity to this site would not create a significant hazard to the public or 
the environment, because the contaminants are below ground and do not 
extend onto the project site. Additionally, existing commercial uses are 
already located directly adjacent to this site. As a result, the project would 
not create a significant hazard to the public or the environment as a result 
of being located on a site that is included on a list of hazardous material 
sites compiled pursuant to Government Code Section 65962.5. Project 
impacts would be less than significant. 

  X  

e) For a project located within an airport land use plan or, where 
such a plan has not been adopted, within 2 miles of a public 
airport or public use airport, would the project result in a safety 
hazard for people residing or working in the project area?  

 
Source(s): Gillespie Field Airport Land Use Compatibility Plan (ALUCP); 
San Diego Regional Airport Authority, Airport Land Use Commission 
Consistency Determination dated September 24, 2015. 
 
The project site is located approximately one mile north of the Gillespie 
Field airport, within the Gillespie Field Airport Influence Area, Review 
Area 1. The project is also located within Safety Zone 6, Traffic Pattern 
Zone of the Gillespie Field ALUCP Compatibility Policy Map. Review by 
the ALUC is always required for projects within Review Area 1. The 
ALUC reviewed the project and issued a letter dated September 24, 2015 
that found the project would be consistent with the Gillespie Field ALUCP 
because the project is located outside of the 60 dB CNEL noise contour, 
is in compliance with airspace protection surfaces because a 

  X  
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determination of no hazard to air navigation has been issued by the FAA, 
and the project would be compatible with Safety Zone 6.   
 
Therefore, the project would not result in a safety hazard for people 
residing or working in the project area. Project impacts would be less 
than significant.  

f) or a project in the vicinity of a private airstrip, would the project 
result in a safety hazard for people residing or working in the 
project area?   

 
Source(s): City of Santee, General Plan, Safety Element. 
 
There is no private airstrip in the project area (within 2 miles of the project 
site). No impact would occur. 

   X 

g) Impair implementation of, or physically interfere with, an adopted 
emergency response plan or emergency evacuation plan?   

 
Source(s): City of Santee, General Plan Safety Element; Santee Fire 
Department. 
 
The project includes provision for emergency response access. The main 
project access would be via a driveway from Town Center Parkway. A 
secondary access to be used primarily by employees and delivery 
vehicles and trucks would be located at the northwest corner of the 
project site with access from Cuyamaca Street. This secondary access 
would be gated and equipped with a Knox-Box® for emergency vehicle 
access. The Fire Department reviewed the project on August 20, 2015 
and determined emergency access is adequate. Therefore, the project 
would not impair implementation of, or physically interfere with, an 
adopted emergency response plan or emergency evacuation plan. 
Project impacts would be less than significant.  

  X  

h) Expose people or structures to a significant risk of loss, injury or 
death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are intermixed 
with wildlands?   

 
Source(s): General Plan, Safety and Conservation Elements; Santee 
Municipal Code-Urban Wildland Interface, Santee Fire Department. 
 
The project site is located within an urbanized area and is not within or 
adjacent to a California Department of Forestry State Responsibility Area 
for wildland fire protection. The Fire Department reviewed the project on 
August 20, 2015, and has determined adequate emergency access is 
available to the project site. New fire hydrants would also be installed on 
the project site. Project design elements are required to conform to City 
Code for wildland fire protection including equipping gates with 
Knox-Box® for emergency vehicle access, providing 26-foot-wide fire 
lanes within the site that are designed and maintained to support loads of 
fire apparatus, and designing structures with automatic fire sprinklers. As 
a result, the project would not expose people or structures to a significant 
risk of loss, injury, or death involving wildland fires, including where 
wildlands are adjacent to urbanized areas or where residences are 
intermixed with wildlands. Project impacts would be less than significant. 

  X  
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VIII. HYDROLOGY AND WATER QUALITY.  Would the project:     
a) Violate any water quality standards or waste discharge 

requirements? 
 

Source(s): General Plan, Conservation Element; Regional Water Quality 
Control Board Basin Plan; Preliminary Storm Water Mitigation Plan for 
Karl Strauss Santee dated October 2, 2015, prepared by SB&O, Inc. 
 
The project site is located in the San Diego Watershed, Lower San Diego 
Hydrologic Area, and Santee Hydrologic Sub-Area 907.12. The site 
drains to the San Diego River, which is impaired for sediments, nutrients, 
trash and debris, oxygen-demanding substances, oil and grease, bacteria 
and viruses, and pesticides.  

According to the San Diego Basin Plan, the beneficial uses of the San 
Diego River include water for industrial purposes, both contact and 
non-contact recreational uses, and for habitat purposes including warm 
freshwater habitat, wildlife habitat, and habitat for rare, threatened, or 
endangered species. A potential beneficial use is municipal use.  

The project would have the potential to generate pollutants including 
trash and debris, oxygen-demanding substances, oil and grease, bacteria 
and viruses, pesticides, sediments, nutrients, heavy metals, and organic 
compounds, but would not adversely affect any beneficial uses of the San 
Diego River because the project would treat storm water on-site to 
ensure pollutants do not adversely affect receiving waters. The project 
would incorporate storm drain inlet labeling, filters for trash capture, and 
provide proper containment for outdoor material storage to ensure that 
leaks and spills are prevented and contained. Trash enclosures and 
recyclable material storage areas would be paved with an impervious 
surface and would be enclosed to prevent off-site transport of trash. 
Drought-tolerant plant varieties would be planted and efficient irrigation 
systems employed.  
 
The project would install two bio-retention basins to capture and treat 
storm water. The first basin would be a linear basin located just south of 
the proposed San Diego River trail, extending the length of the northern 
project boundary. The largest portion of the project site (9.08 acres) 
would drain to this basin. The second basin would be a small basin 
located adjacent to Town Center Parkway, just west of the Town Center 
Parkway roundabout. This basin would capture and treat storm water 
runoff from a 0.45-acre area. A third facility located in the southwest 
corner of the property in the beer garden area, would be largely self-
treating as a majority of the area would consist of pervious landscaping 
with a small infiltration basin.  
 
With incorporation of these design features, potential pollutants would be 
treated on-site, and no significant sources of chemicals or compounds 
would contaminate surface water sources or decrease the quality of 
surface water to below standards established by the San Diego Regional 
Water Quality Control Board’s Basin Plan, Surface Water Quality 
Objectives. 

  X  
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In addition, the project would incorporate construction and 
post-construction Best Management Practices (BMPs) in compliance with 
the City’s Standard Urban Storm Water Mitigation Plan. For example, 
BMPs employed during the construction phase would include fiber rolls, 
street sweeping and vacuuming, and storm drain inlet protection. 
Therefore, as detailed in the project’s Storm Water Mitigation Plan, 
impacts would be less than significant.   
 
Accordingly, the project would not violate any water quality standards or 
waste discharge requirements. Project impacts would be less than 
significant. 

    

b) Substantially degrade the quality of, or deplete supplies of 
groundwater resources 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 (e.g., the 
production rate of pre-existing nearby wells would drop to a level, 
which would not support existing land uses or planned uses for 
which permits have been granted)?  

 
Source(s):  City of Santee, General Plan, Conservation Element; Padre 
Dam Municipal Water District Project Facility Availability Form, Water 
dated July 22, 2015.  
 
The project would obtain its water supply from the Padre Dam Municipal 
Water District and would not use groundwater supply for any purpose. 
Therefore, the project would not deplete supplies of groundwater 
resources, and no impact would occur. 

   X 

c) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream or 
river, in a manner, which would result in substantial erosion or 
siltation on-or off-site?   

 
Source(s):  Preliminary Storm Water Mitigation Plan for Karl Strauss 
Santee dated October 2, 2015 and Preliminary Drainage Report for Karl 
Strauss Santee dated October 2, 2015 prepared by SB&O, Inc. 
 
Topography of the project site is generally flat with a large depression in 
the middle of the property that was used as an interim drainage facility for 
the surrounding developments. A bypass storm drain would be used to 
route around the proposed warehouse. The existing storm drain system 
would convey runoff from the adjacent Parc One Apartments project and 
Town Center Parkway street improvements to discharge at the San Diego 
River. The bypass storm drain would connect back to the existing storm 
drain system upstream of the San Diego River slope. The project would 
include a minor connection to this system to provide an overflow 
discharge for the small bioretention basin. This will not significantly 
impact the existing storm drain system. See Section VIII. a) above. 
 
In the post-development condition, project runoff would route runoff to 
two separate bio-retention basin areas distributed throughout the project 
site for treatment and would also include a self-treating area in the beer 
garden. These would be constructed as shallow basins with imported soil 
media to provide filtration. All runoff would ultimately be discharged to the 
San Diego River and therefore would be exempt from hydromodification 
requirements under the direct discharge exemption, which allows runoff 
directly into major receiving waters such as the San Diego River.   

  X  
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The project would not substantially alter the drainage pattern of the site or 
the surrounding area in a manner that could result in substantial erosion 
because project drainage would be retained on-site prior to discharge to 
the river, which would prevent erosion. The site design directs flows to 
landscaped areas. With implementation of the proposed BMPs, including 
bio-retention swales and proposed landscaping, the project would not 
result in substantial erosion or siltation on- or off-site. Thus, the project 
would not substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream or river, in 
a manner, which would result in substantial erosion or siltation on-or off-
site. Project impacts would be less than significant. 

d) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream or 
river, or substantially increase the rate of amount of surface 
runoff in a manner which would result in flooding on-or off-site? 

 
Source(s): Preliminary Storm Water Mitigation Plan for Karl Strauss 
Santee dated October 2, 2015 and Preliminary Drainage Report for Karl 
Strauss Santee dated October 2, 2015 prepared by SB&O, Inc.  
 
The project would not substantially alter the existing drainage pattern as 
discussed in response for Section VIII. c). Additionally, the project site is 
covered under the CLOMR prepared by Nolte Associates, approved 
August 31, 2006; Case No. 06-09-BA69R. The applicant will prepare an 
as-built survey and file a LOMR-F upon completion of grading. The 
purpose of the CLOMR and LOMR-F is to obtain FEMA concurrence that 
the proposed structures would not be located within a SFHA as shown on 
the effective FIRM The project would comply with CLOMR/LOMR-F 
requirements by constructing all building pads one foot above the 
100-year flood elevations. As a result, the project would result in a less 
than significant impact related to runoff rates and flooding hazards. Thus, 
the project will not substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course of a stream or 
river, or substantially increase the rate of amount of surface runoff in a 
manner which would result in flooding on-or off-site. Project impacts 
would be less than significant. 

  X  

e) Create or contribute runoff water which would exceed the 
capacity of existing or planned storm water drainage systems or 
provide substantial additional sources of polluted runoff?   

 
Source(s):  Preliminary Storm Water Mitigation Plan for Karl Strauss 
Santee dated October 2, 2015 and Preliminary Drainage Report for Karl 
Strauss Santee dated October 2, 2015 prepared by SB&O, Inc. 
 
The planned storm water drainage system would be designed with 
enough capacity to handle all project storm water. See responses to 
Section VIII. a), c), and d) above. Project impacts would be less than 
significant. 

  X  
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f) Otherwise substantially degrade water quality?   
 

Source(s): Preliminary Storm Water Mitigation Plan for Karl Strauss 
Santee dated October 2, 2015 and Preliminary Drainage Report for Karl 
Strauss Santee dated October 2, 2015 prepared by SB&O, Inc. 
 
The project would incorporate BMPs to prevent polluted storm water 
runoff in accordance with the Storm Water Management and Discharge 
Control Ordinance. See response to Section VIII. a) above. As a result, 
the project would not substantially degrade water quality. Project impacts 
would be less than significant.  

  X  

g) Place housing within a 100-year flood hazard area as a mapped 
on a federal Flood Hazard boundary or Flood Insurance Rate 
Map or other flood hazard delineation map?  

 
Source(s):  City of Santee, General Plan, Safety Element. 
 
The project does not propose housing. Therefore, the project would not 
place housing in a 100-year flood hazard area. No impact would occur. 

   X 

h) Place, within a 100-year flood hazard area, structures which 
would impede or redirect flood flows?   

 
Source(s):  City of Santee, General Plan, Conservation Element. 
 
The majority of the project site is located outside of a 100-year flood 
hazard area; however, a small portion of the northern edge of the site is 
within the 100-year floodplain. No structures are proposed within the 
100-year floodplain. The area of the site within the floodplain would 
primarily include landscaping, the proposed river trail, and the truck 
entrance/exit from Cuyamaca Street. Additionally, the project site is 
covered under the CLOMR prepared by Nolte Associates, approved 
August 31, 2006; Case No. 06-09-BA69R. No alteration of impacts to the 
floodway would occur. The proposed on-site building pads are set one 
foot above the 100-year flood elevations. The applicant will prepare an 
as-built survey and file a LOMR-F upon completion of grading. See 
response to Section VIII. d). As a result, the project would not place 
within a 100-year flood hazard area structures that would impede or 
redirect flood flows. Project impacts would be less than significant. 

  X  

i) Expose people or structures to a significant risk of loss, injury or 
death involving flooding, including flooding as a result of the 
failure of a levee or dam?   

 
Source(s):  City of Santee, General Plan, Conservation Element. 
 
No structures are proposed within the floodplain. However, the project is 
located within the dam break inundation areas for the San Vicente 
Reservoir and the Lake Jennings Reservoir. Based on the approved 
CLOMR prepared by Nolte Associates dated August 31, 2006; Case No. 
06-09-BA69R, the proposed building pads would be set one foot above 
the 100-year flood elevations. See response Section VIII. d). As a result, 
a less than significant impact related to risk of loss, injury or death 
involving flooding would occur.  

  X  
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j) Inundation by seiche, tsunami, or mudflow?  
 

Source(s): Project Plans.  
 
The project site is located approximately 16 miles inland from the coast, 
at approximately 340 feet above mean sea level. The risk of tsunami is 
negligible due to the distance from the ocean and high elevation. There 
would be no risk from a seiche, as the site is not located near a body of 
water. The project would not be at risk for mudflow, because the site is 
generally flat. No impact would occur. 

   X 

IX. LAND USE AND PLANNING.  Would the project:     
a) Physically divide an established community?   
 

Source(s):  City of Santee, General Plan, Land Use Element. 
 
The project would construct a brewery operation within an area planned 
for commercial uses. The project site is within an urbanized area with 
direct access from Cuyamaca Street and Town Center Parkway. The 
project would add a commercial amenity at a vacant site in an existing 
commercial area and would be consistent with the General Plan and 
Santee Town Center Specific Plan land use designation for commercial 
use. No project features are proposed that would have the potential to 
physically divide an established community. No impact would occur. 

   X 

b) Conflict with applicable land use plan, policy, or regulation of an 
agency with jurisdiction over the project (including, but not limited 
to the general plan, specific plan, local coastal program, or zoning 
ordinance) adopted for the purpose of avoiding or mitigating an 
environmental effect?  

 
Source(s):  City of Santee, General Plan, Land Use Element; City of 
Santee, Santee Town Center Specific Plan Amendment MEIR; RiverView 
Office Park Amendment to the Santee Town Center Specific Plan; Zoning 
Ordinance.   
 
The Santee Town Center Specific Plan was approved and adopted by the 
City Council in 1986, with the intent to provide land for retail commercial, 
office professional, civic center, recreational and other appropriate uses 
to establish a focal point for the City. In 2000 the City Council approved 
and adopted an Office Park Overlay (Resolution No. 145-2000), and in 
2006 a Master Plan for the development of a corporate Office Park was 
adopted (Resolution No. 009-2006). 
 
Within the Santee Town Center Specific Plan, the underlying land use 
designation is commercial. The commercial designation is intended to 
provide for a wide variety of retail, service, financial and specialty shops 
in the context of a consolidated development plan with unifying elements 
such as architecture, signage and site planning. Also provided within this 
category are visitor oriented uses such as hotels and restaurants. Office 
development that is complementary to commercial may also be allowed.  
 
The RiverView Office Park Amendment to the Santee Town Center 
Specific Plan (RiverView Office Park Master Plan) identifies principal and 
accessory uses. Among the principal land uses is clean room 
manufacturing, and among the accessory uses include food services. 

  X  
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Thus, the proposed project would be consistent with the intended land 
uses of the RiverView Office Park Master Plan.  
 
The proposed brewery/tasting room, corporate offices, warehouse/ 
distribution center and restaurant, fulfill the purpose and intent of the 
Santee Town Center Specific Plan to promote employment (clean 
manufacturing and corporate offices), commercial amenities (restaurant 
and outdoor amphitheater for recreation/entertainment) and extension of 
the San Diego River Trail along the south side of the river. The buildings 
would be architecturally integrated and street parkways would be 
landscaped. A comprehensive sign permit would ensure that signs are 
appropriately designed and sized for the proposed project. This includes 
the proposed roof-mounted sign which would be architecturally 
integrated, appropriately sized, and designed to avoid lighting directed at 
residential land uses to the north. The roof-mounted sign is subject to 
approval of a concurrently processed Santee Town Center Specific Plan 
Amendment to add language to Section 10 of the RiverView Office Park 
Master Plan that would accommodate rooftop-mounted signs when 
projection is architecturally integrated, and conveys iconic and/or 
nostalgic themes relevant to the use. The proposed signage would be 
architecturally integrated and would enhance the proposed design and 
theme of the project without resulting in any adverse visual impacts (see 
also Section I. c), Aesthetics) 
 
The project would require a variance from the parking standards in 
Municipal Code Chapter 17.24 because a combined total of 339 spaces 
are required  under the Municipal Code based on the project’s building 
square footage and only 238 spaces would be provided. However, 
approval of a variance would not result in any adverse impacts to 
neighboring properties because proposed parking would be adequate 
based on the following information:  
 

• The brewery manufacturing, warehousing and distribution 
operations would require less parking space per square feet of 
building area compared to the Municipal Code requirements for 
this type of use because brewery operations have fewer parking 
needs per square foot of building area than typically needed for 
buildings anticipated by the Municipal Code. This is because the 
project’s uses require relatively few staff and a majority of the 
square footage would be occupied by equipment for the brewing 
process bottling process, and product storage.  
 

• The Municipal Code provides for shared parking when uses are 
not conducted during the same hours or when hours of peak use 
varies. Since the brewery and warehousing operations would 
primarily occur Monday through Friday during normal business 
hours and the restaurant and tasting room peak use times would 
be evenings and weekends, the project would be able to take 
advantage of shared parking opportunities.  
 

• The project would be developed within a quarter mile of Santee 
Trolley Square, with easy access to the Metropolitan Transit 
System’s Green Line and bus routes 832, 833, and 834. Access 
to transit opportunity will encourage travel to the project site 
using public transit, which would reduce demand for single 
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occupancy vehicle parking. The project would also enhance 
pedestrian access to the site and would incorporate bicycle 
racks. Additionally, Karl Strauss plans to encourage transit 
ridership by employees and patrons. 

 
• The project would provide the required amount of parking per the 

Municipal Code for the restaurant, outdoor dining area, office 
space, and tasting room. Only the 32,500 square feet of brewery 
space and the 45,900 square feet of warehouse space would 
have reduced parking based on actual operational needs and 
shared parking opportunities discussed above.  
 

• The 46 spaces provided in the overflow lot are not counted in the 
total spaces required since they would serve as overflow parking 
only; however, these spaces would be available as needed for 
employee parking or large events.  

 
The project is not located within the coastal zone and no conflicts with 
any other policies, plans, or regulations have been identified. The 
proposed specific plan amendment to allow rooftop signage and the 
variance to allow reduced parking would not result in significant adverse 
environmental impacts as discussed above. As a result, the project would 
not conflict with any plan, policy, or regulation adopted for the purpose of 
avoiding or mitigating an environmental effect. Project impacts would be 
less than significant. 

c) Conflict with any applicable habitat conservation plan or natural 
community conservation plan?   

 
Source(s):  City of Santee Draft MSCP Subarea Plan, 2006.  
 
The City does not currently have an approved habitat conservation plan 
or natural community conservation plan. Additionally, with implementation 
of BIO-1 through BIO-5, as detailed in response IV. a) and IV. d), the 
project would not conflict with or prevent implementation of the City’s 
Draft MSCP Preserve Planning Area design . Project impacts would be 
less than significant. 

  X  

X. MINERAL RESOURCES.  Would the project:     
a) Result in the loss of availability of a known mineral resource that 

would be of future value to the region and the residents of the 
State?   

 
Source(s): City of Santee General Plan, Conservation Element. 

 
In Santee, the areas with potential mineral resources are located 
primarily along the floodplain of the San Diego River and on hills 
underlain by granitic rocks. The project site is located in the floodplain of 
the San Diego River; however, there are no known mineral resources on 
the project site. The project would not result in the loss of availability of 
known mineral resources because mining activities would not be 
compatible with existing development in the surrounding area—including 
adjacent residential uses. As a result, extraction of mineral resources 
would not be considered a feasible use of the site. That is, even to the 
extent mineral resources exist on the site, they are not feasibly available. 
Furthermore, the project is consistent with the planned land uses for the  

  X  
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site. As a result, the project would not result in the loss of availability of a 
known mineral resource that would be of future value to the region and 
the residents of the State. Project impacts would be less than significant. 

    

b) Result in the loss of availability of a locally important mineral 
resource recovery site delineated on a local general plan, specific 
plan or other land use plan?  

 
Source(s):  City of Santee General Plan, Conservation Element.  
 
The project site is not officially delineated as having locally important 
mineral resources. See response to Section X. a) above. 

  X  

XI. NOISE.  Would the project result in:     
a) Exposure of persons to or generation of, noise levels in excess of 

standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies?   

 
Source(s):  General Plan, Noise Element; Santee Municipal Code, Noise 
Analysis for the Santee Brewery prepared by RECON Environmental Inc. 
dated August 21, 2015.  
 
Construction Noise 
The City regulates construction noise as outlined in the City of Santee 
Noise Abatement and Control Ordinance (Santee Municipal Code 
Chapter 8.12 – Noise Abatement and Control). Section 8.12.290 
establishes noise level limits for construction activities. These limits state 
that no equipment may be operated to cause noise at a level in excess of 
75 dB(A) 8-hour Leq as measured at or within the property lines of any 
property used for residential purposes. The only adjacent residential land 
use is at the eastern property line where the project is adjacent to Parc 
One Apartments. According to the noise analysis for this project, 
construction noise levels at this residential property line may reach up to 
66 dB(A) 8-hour Leq, which is below the 75 dB(A) 8-hour Leq stated in the 
Municipal Code. Thus, construction noise levels would not exceed Noise 
Abatement and Control Ordinance standards.   
 
Property Line Noise Limits 
The Santee Municipal Code also establishes sound level limits for noise 
as measured at property lines. Adjacent parcels to the west, south, and 
east of the project site are zoned Town Center (TC). Thus, property line 
noise level limits would be based on commercial zoning which 
establishes daytime (7:00 A.M. to 7:00 PM), evening (7:00  AM  to 10:00  
PM), and nighttime (10:00  PM to 7:00  AM) noise level limits of 60, 55, and 
50 dB(A) Leq, respectively. The Park/Open Space zoning north of the 
project site is not protected by a noise level limit in the Santee Noise 
Abatement and Control Ordinance; however noise monitoring during 
construction would be implemented to ensure that construction noise 
does not adversely impact sensitive species in the San Diego River as 
detailed in Section IV. a) and M-BIO-1 and M-BIO-2.  
 
Project operations would generate noise from several sources including 
vehicle noise, on-site generated noise from brewery and warehouse 
equipment and operations, rooftop heating, ventilation, and air 
conditioning (HVAC) units, chillers that support cold box storage, loading 
docks, outdoor activities in the beer garden, and parking lot activity.  

  X  
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Noise levels were conservatively modeled with all equipment and HVAC 
operating at peak capacity and all loading bays simultaneously active. 
Additionally, noise levels due to use of amplified sound equipment in the 
beer garden during special events were calculated. 
 
Noise levels due to normal operation of the project (excluding special 
events in the beer garden) would range from 33 to 49 dB(A) Leq at the 
project boundaries. Therefore, normal operation of the project, without 
special events, would comply with applicable sound level limits from the 
Santee Noise Abatement and Control Ordinance. 
 
Noise levels associated with special events in the beer garden would be 
exempt from the standard property line noise limits at all property lines 
except to the east, at the property line of the Parc One Apartments, 
pursuant to the Noise Abatement and Control Ordinance Section 
8.12.360, which exempts several noise sources from noise level limits. 
Relevant to this project, exemption 8.12.360(B)(3) states: 
 

“Those reasonable sounds emanating from a sporting, entertainment, 
or public event; provided, however, it is unlawful to exceed those levels 
set forth in Section 8.12.040 when measured at or within the property 
lines of any property which is developed and used either in part or in 
whole for residential purposes unless a variance has been granted 
allowing sounds in excess of the levels.” 

 
Thus, noise levels with special events at the beer garden area were 
modeled to determine noise levels at the eastern property boundary 
adjacent to the Parc One Apartments. Noise levels due to special events 
would range from 45 to 47 dB(A) Leq at a property line of the Parc One 
Apartments complex. Therefore, both normal operation of the project and 
operation of the project during special events would comply with 
applicable sound level limits from the Santee Noise Abatement and 
Control Ordinance. 
 
General Plan Noise Element  
 
The City General Plan Noise Element includes a noise compatibility table 
(General Plan Noise Element Figure 7-3) that identifies normally 
acceptable, conditionally acceptable, normally unacceptable, and clearly 
unacceptable noise levels based on various land use categories. To 
determine project compliance with the General Plan Noise Element noise 
compatibility requirements, modeled noise levels with the project were 
compared to the standards defined in the Noise Element.  
 
Based on the General Plan Noise Element Figure 7-3, the brewery and 
warehouse would be categorized as a manufacturing use and would be 
compatible with noise levels up to 75  day–night average noise level (Ldn). 
Offices would be compatible with noise levels up to 70 Ldn and 
conditionally compatible with noise levels up to 75 Ldn. The City has not 
established compatibility criteria for restaurants and associated exterior 
dining areas. 
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Ground-floor noise levels were projected to be 65 CNEL or less across 
the entire project site. Modeled noise levels at the building façade of the 
offices would reach up to 65 CNEL. These noise levels would not exceed 
the noise compatibility criteria for office buildings, which are compatible 
with noise levels up to 70 CNEL. Additionally, noise levels would range 
from 50 to 58 CNEL at the restaurant patio, up to 62 CNEL in the beer 
gardens, and up to 61 CNEL at the second-floor deck above the tasting 
room. 
 
Although the City has not established noise compatibility criteria for 
restaurant and associated exterior dining areas, all noise-sensitive land 
uses would be compatible or conditionally compatible with the General 
Plan Noise Element standards.  
 
Thus, the project would not expose persons to or generate noise levels in 
excess of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies. Project impacts 
would be less than significant. 

    

b) Exposure of persons to or generation of excessive ground borne 
vibration or ground borne noise levels?   

 
Source(s):  General Plan, Noise Element; Santee Municipal Code; Noise 
Analysis for the Santee Brewery prepared by RECON Environmental Inc. 
dated August 21, 2015. 
 
The proposed commercial use would involve standard construction 
activities that would not require the use of equipment that would create 
significant groundborne vibration or groundborne noise, and no uses 
have been identified in the area that produce such noise impacts. Use of 
vibration-producing construction equipment is not anticipated. In addition, 
minimal grading is proposed. As a result, the project would not expose 
persons to or generate excessive ground borne vibration or ground borne 
noise levels. Project impacts would be less than significant impact. 

  X  

c) A substantial permanent increase in ambient noise levels in the 
project vicinity above levels existing without the project?   

 
Source(s):  Noise Analysis for the Santee Brewery prepared by RECON 
Environmental Inc. dated August 21, 2015. 
 
Existing noise levels were measured at the project site. Noise levels at 
the northwestern project boundary 20 feet east of Cuyamaca Street 
measured 66.7 dB(A) Leq. Noise levels at the southwestern project site 
boundary, 50 feet east of Cuyamaca Street and Town Center Parkway 
measured 67.2 dB(A) Leq. Noise levels at the northern project site 
boundary, approximately 400 feet east of Cuyamaca Street measured 
56.8 dB(A) Leq. Noise levels at the northeastern project site boundary, 
approximately 700 feet east of Cuyamaca Street measured 53.8 dB(A) 
Leq. Existing noise is primarily a result of traffic.  
 
The project would result in an increase in traffic volumes on local 
roadways. Noise level increases would be greatest nearest the project 
site, which would represent the greatest concentration of project-related 
traffic. The project traffic would contribute to less than a decibel increase 
in the noise levels of adjacent roadways. This increase in noise level 
would be less than perceptible; thus, the project would not contribute to a 
substantial increase in traffic noise. 

  X  
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The primary noise sources on-site would include indoor and outdoor 
brewery and warehouse equipment, rooftop HVAC units, chillers that 
support cold box storage, loading docks, outdoor activities in the beer 
garden, and parking lot activity. Project noise levels were conservatively 
modeled with all equipment and HVAC operating at peak capacity and all 
loading bays simultaneously active. During normal operation of the 
project, project noise levels would range from 33 to 49 dB(A) Leq at the 
project boundaries. These noise levels are not considered a substantial 
increase to the existing ambient noise levels based on existing traffic 
noise levels in excess of those levels from Cuyamaca Street and Town 
Center Parkway. Thus, the project would not result in a permanent 
increase in ambient noise levels in the project vicinity above levels 
existing without the project. Project impacts would be less than 
significant. 

d) A substantial temporary or periodic increase in ambient noise 
levels in the project vicinity above levels existing without the 
project?   

 
Source(s):  General Plan, Noise Element; Santee Municipal Code 
(Chapter 8.12); Noise Analysis for the Santee Brewery prepared by 
RECON Environmental Inc. dated August 21, 2015; City of Santee, 
Santee Town Center Specific Plan Amendment MEIR dated January 
2006. 
 
Existing noise levels at the project site are described above in Section XI. 
c). Ambient noise levels in the project vicinity may increase for a 
temporary period due to construction activity. Temporary construction 
activity noise is allowed pursuant to the operational limitations 
established in the Municipal Code Section 8.12.290 for the protection of 
public health, safety, and welfare of sensitive receptors. The City Noise 
Abatement and Control Ordinance Section 8.12.290 mandates that 
construction noise levels may not exceed 75 dB(A) 8-hour Leq at the 
property line of a property that is developed and used for residential 
purposes.  
 
Noise associated with the demolition, grading, building, and paving for 
the project will result in a temporary increase in ambient noise levels. 
Project construction is anticipated to commence in February 2016 and 
would last approximately 11 months. Noise-generating equipment to be 
used during construction includes scrapers, backhoes, front-end loaders, 
and concrete saws. 
 
Typical hourly average noise levels from standard construction are 
82 dB(A) Leq at 50 feet from the center of construction activity when 
assessing the loudest pieces of equipment working simultaneously. 
Construction is considered a point source and would attenuate at 
approximately 6 dB(A) for every doubling of distance. The nearest 
residential use is the Parc One Apartments complex, which is adjacent to 
the eastern property line. Conservatively modeling the nearest proposed 
building, the warehouse, as the acoustic center of the construction 
activity, the property line of the Parc One Apartments complex is 
approximately 305 feet from the acoustic center of the construction 
activity. Thus, construction noise levels at the nearest property line of a 
residential use would be approximately 66 dB(A) 8-hour Leq. Therefore, 
construction noise levels would not exceed 75 dB(A) 8-hour Leq, and 

  X  
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construction would comply with standards from the City Noise Abatement 
and Control Ordinance. Thus, the project would not result in substantial 
temporary or periodic increase in ambient noise levels in the project 
vicinity above levels existing without the project. Additionally, as detailed 
in the MEIR, compliance with the Municipal Code standards for 
construction noise levels would ensure project impacts would be less 
than significant.  

e) For a project located within an airport land use plan or, where 
such a plan has not been adopted, within two miles of a public 
airport or public use airport, would the project expose people 
residing or working in the project area to excessive noise levels? 

 
Source(s):  City of Santee General Plan, Safety Element, Gillespie Field 
Airport Land Use Compatibility Plan. 
 
The project site is approximately one mile north of the Gillespie Field 
Airport. The project site is not located within either existing (2010) or 
projected future (2030) airport noise contours for the Gillespie Field 
Airport. No other public airports or airstrips are proximate to the project. 
Therefore, the project would not expose people to excessive noise levels 
from airport noise. No impact would occur. 

   X 

f) For a project within the vicinity of a private airstrip, would the 
project expose people residing or working in the project area to 
excessive noise levels?   

 
Source(s): General Plan. 

 
There are no private airstrips within the vicinity of the project site. Thus, 
no impact would occur. 

   X 

XII. POPULATION AND HOUSING.  Would the project:     
a) Induce substantial growth in an area either directly (for example, 

by proposing new homes and businesses) or indirectly (for 
example, through extension of roads or other infrastructure)?   

 
Source(s):  Project Description; City of Santee General Plan, Housing 
Element. 
 
The project is a brewery that would be consistent with planned growth 
identified in the General Plan. The brewery would be located in an area 
where public services and infrastructure are available and would not 
require extension of roads or infrastructure. The project would provide an 
increase in employment opportunities. As detailed in Table 1, the project 
is estimated to generate approximately 240 full-time employment 
opportunities. However, as detailed in the City’s Housing Element, 
Santee has longer commute times compared to the San Diego region as 
a whole, indicating that many residents currently commute out of the City 
to employment centers. The addition of new employment opportunities 
within Santee is not anticipated to generate substantial growth in the City 
based on the small increase in employment and because there is 
capacity among the existing population to fill Santee based job 
opportunities based on the amount of out of City employment commuting. 
Therefore, the project would not induce substantial growth in the area 
either directly or indirectly. Project impacts would be less than significant.  

  X  
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b) Displace substantial numbers of existing housing, necessitating 
the construction of replacement housing elsewhere?   

 
Source(s):  Project Description. 
 
The site is currently vacant, and no homes would be displaced. As a 
result, no impact would occur.  

   X 

c) Displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere?   

 
Source(s): Project Description. 
 
The site is currently vacant, and no housing or people would be 
displaced. As a result, no impact would occur.   

   X 

XIII. PUBLIC SERVICES.  Would the project:     
a) Would the project result in substantial adverse physical impacts 

associated with the provision of new or physically altered 
governmental facilities, need for 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 
any of the public services: 

    

i. Fire protection?   
 

Source(s):  City of Santee, General Plan, Safety Element; Fire 
Department. 
 
Based on a review of the project by the Santee Fire Department on 
August 20, 2015, existing fire services are available to serve the 
proposed project and no new facilities would be needed. The City is a 
member of the San Diego County Central Zone for Fire and Emergency 
response. Each participating member has a mutual aid agreement with 
each other to provide paramedic and fire protection services in the event 
that additional fire-fighting units are required. As a result, service levels to 
the project site would be adequate, and no facilities would be required 
that could result in significant environmental impacts. No impact would 
occur.   

   X 

ii. Police protection?   
 

Source(s): City of Santee General Plan, Safety Element; Sheriff 
Department. 
 
Police protection for the project area is provided by the San Diego County 
Sheriff’s Department under contractual agreement with the City. Budget 
considerations and other special areas of concern are reflected in the 
staffing levels, which are addressed prior to renewal of the yearly contract 
between the City and the San Diego County Sheriff. As a result of 
ongoing evaluation of adequate staffing, existing police protection would 
be adequate to serve the project and the project would not necessitate 
the need for any new police facilities. No impact would occur.  

   X 
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iii. Schools?  
 
Source(s): City of Santee General Plan, Safety Element; Santee School 
District.  
 
See response to Section XII. a). The project would not construct any new 
housing nor, as a result, increase the demand for school facilities. The 
project would not necessitate the construction of new school facilities or 
create the need for new school facilities. No impact would occur.  

   X 

iv. Parks?  
 

Source(s): City of Santee Parks and Recreation Facilities Master Plan; 
Municipal Code. 
 
See response to XII a). The project would not adversely affect existing 
City park facilities or create the need for new park facilities because the 
project is a brewery that would not generate demand for new parks, as it 
does not involve any new residents. No impact would occur. 

   X 

v. Other public facilities?  
 
Source(s): City of Santee, General Plan, Safety Element. 
 
All public facilities detailed in response VIII a) i - iv are available to serve 
the proposed project. No other public facilities would be required to serve 
the project. No impact would occur. 

   X 

XIV. RECREATION. Would the project:     
a) Increase the use of existing neighborhood and regional parks or 

other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated?   

 
Source(s):  City of Santee Municipal Code. 
 
See response to Section XII. a). The project would not adversely affect 
existing City park facilities or create the need for new park facilities 
because the project is a brewery and would not include any residential 
component that could increase demand for parks. The project would not 
necessitate the need for construction of new parks and would not result in 
a substantial physical deterioration of existing parks. As a result, no 
impact would occur.   

   X 

b) Does the project include recreational facilities or require the 
construction or expansion of recreational facilities, which might 
have an adverse physical effect on the environment?   

 
Source(s):  Project Description. 
 
See response to XII. a). No recreational facilities are required or 
proposed as part of the project. As a result, no impact would occur from 
the construction or expansion of recreational facilities.  

   X 
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XV. TRANSPORTATION/TRAFFIC.  Would the project:     
a) Conflict with an applicable plan, ordinance or policy establishing 

measures of effectiveness for the performance of the circulation 
system, taking into account all modes of transportation including 
mass transit and non-motorized travel and relevant components 
of the circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian and 
bicycle paths, and mass transit?  

 
Source(s): Traffic Impact Analysis for Santee Brewery prepared by 
Linscott, Law and Greenspan Engineers, October 2, 2015; Traffic Impact 
Analysis for the Santee Office Park prepared by Linscott, Law and 
Greenspan Engineers, August 15, 2005. 
 
The project site is located within walking distance of the Santee Town 
Center Trolley Station. Additionally, the project includes bicycle and 
pedestrian trails along the San Diego River and along the boundaries of 
the project site to provide bicycle and pedestrian connectivity with 
surrounding paths and connections to surrounding amenities. No conflicts 
with any applicable plans, ordinances, or policies for establishing 
effectiveness of the circulation system have been identified. The project 
would not conflict with the provision of pedestrian, bicycle, or mass transit 
facilities.  
 
Primary project access would be from an unsignalized “tee” intersection 
on Town Center Parkway, east of Cuyamaca Street. The project would 
construct a signalized intersection at the Cuyamaca Street/Project 
Driveway entrance located north of Town Center Parkway, which would 
provide a secondary access for delivery vehicles and tractor trailers 
associated with warehousing and distribution activities on-site.   
 
The MEIR analyzed traffic impacts associated with development of the 
overall master plan. The project site was included in that analysis and 
was analyzed as office/commercial use with a trip generation greater than 
what would be generated by the currently proposed project. The MEIR 
found that development of the overall plan, including the project site, 
would impact levels of service for some street segments and 
intersections.  
 
The 2005 Linscott, Law and Greenspan Engineers traffic study prepared 
for the MEIR broke up the Master Plan area into Phase I, Phase II, and 
Phase III. The project site is located within the Phase I area of the traffic 
study. The MEIR identified traffic impacts for Phased Buildout: Year 2010 
Alternative Scenario 2 (with SR-52 Extension to Cuyamaca Street), which 
is the scenario applicable to the proposed project.  

  X  
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The MEIR identified significant and unavoidable impacts for the following 
intersections and roadway segments: 
 

c. Intersections:  
iv. Mission Gorge Road/Town Center Parkway  
v. Mission Gorge Road/Cuyamaca Street 
vi. Prospect Avenue/Magnolia Avenue (with the extension of 

State Route 52 [SR-52], this impact is no longer applicable) 
d. Roadways/Freeways:  

v. Mission Gorge Road between SR-125 and Carlton Hills 
Boulevard 

vi. Eastbound and westbound SR-52 between SR-125 and Mast 
Boulevard 

vii. Northbound State Route 67 (SR-67) between Interstate 8 
[I-8] and Prospect Avenue 

 
Regarding the significant and unavoidable roadway/freeway impacts 
identified in the 2006 MEIR, the impact conclusions pre-date the 2010 
completion of SR-52. Thus, an updated Traffic Impact Analysis was 
prepared by Linscott, Law and Greenspan Engineers to addresses 
potential project impacts to roadway and freeway segments based on 
current conditions with the project, cumulative projects, and horizon year 
build-out. 
 
The study area for the traffic analysis was determined in coordination with 
City of Santee’s Traffic Engineer. The study area includes the following 
three (3) intersections and seven (7) street segments.  
 
Intersections: 

1. Cuyamaca Street/ Project Driveway (DNE)   
2. Cuyamaca Street/ Town Center Parkway 
3. Cuyamaca Street/ Mission Gorge Road 

 
Segments: 

Cuyamaca Street 
1. River Park Drive to Town Center Parkway 
2. Town Center Parkway to Mission Gorge Road 
3. Mission Gorge Road to Prospect Avenue 

Town Center Parkway 
4. Mission Gorge Road to Cuyamaca Street 
5. Cuyamaca Street to Riverview Parkway 

Mission Gorge Road 
6. Town Center Parkway to Cuyamaca Street 
7. Cuyamaca Street to Riverview Parkway 
 

The traffic analysis completed for the MEIR identified impacts associated 
with development of 153,510 square feet of office space, which would 
generate 1,566 ADT with 219 AM and 203 PM peak hour trips. In 
contrast, the proposed project, while consistent with planned land uses of 
the Specific Plan, would generate fewer trips than what was analyzed in 
the 2006 MEIR. The project would generate a total of 1,509 ADT with 
101 AM peak hour trips and 167 PM peak hour trips.  
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As detailed in the traffic impact analysis and summarized in Tables 5 and 
6, all intersections and street segments in the study area would operate 
at level of service (LOS) D or better with the addition of project traffic. 
While the City of Santee encourages LOS C throughout the circulation 
network, the project would not cause a drop to LOS E or F, which would 
prohibit the City from approving a development without overriding social 
or economic benefits in accordance with Circulation Element Policy 1.8.  
 

Table 5. Peak-Hour Intersection Operations – Existing with Project 
Conditions 

Intersection 
Peak 
Hour 

Existing 
Baseline 

Existing w/ 
Project Change 

in Delay Significant? LOS LOS 
Cuyamaca Street / 
Project Driveway 
(Proposed Signal) 

AM - A - No 

PM - A - No 

Cuyamaca Street/ Town 
Center Parkway 
(Signalized) 

AM B B 0.8 No 

PM D D 4.3 No 

Cuyamaca Street / 
Mission Gorge Road 
(Signalized 

AM C C 0.2 No 

PM D D 0.5 No 
LOS = level of service 
Source: Linscott, Law and Greenspan Engineers, Traffic Impact Analysis. 

 
Table 6. Roadway Segment LOS Summary – Existing with Project 

Conditions 

Roadway Segment 

Existing 
Baseline 

Existing 
w/ Project Change 

in ADT 

Change in 
Volume/ 
Capacity Significant? LOS 

Cuyamaca Street   
River Park Drive to 
Town Center Pkwy B B 302 0.008 No 

Town Center Pkwy 
to Mission Gorge Rd C B 453 0.009 No 

Mission Gorge Rd to 
Prospect Ave C C 302 0.006 No 

Town Center Parkway  
Mission Gorge Rd to 
Cuyamaca St A A 392 0.009 No 

Cuyamaca St to 
Riverview Pkwy C D 845 0.106 No 

Mission Gorge Rd  
Town Center Pkwy 
to Cuyamaca St C C 15 0.001 No 

Cuyamaca St to 
Riverview Pkwy B B 91 0.002 No 

ADT = average daily traffic 
Source: Linscott, Law and Greenspan Engineers, Traffic Impact Analysis. 
 

A Horizon Year analysis of 2035 conditions was also evaluated using the 
SANDAG Series 12 model. The Series 12 model already accounts for 
development of the project site as approved under the MEIR, including 
slightly more trips than what would be generated by the current project. 
Nonetheless, a Year 2035 analysis plus project was evaluated as 
informational. 
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All intersections and roadway segments are forecasted to operate at LOS 
D or better in the Horizon Year (2035) condition at study area roadway 
segments and intersections with the exception the Cuyamaca 
Street/Mission Gorge Road intersection, which would operate at LOS E 
during the PM peak-hour period, and the segment of Town Center 
Parkway from Cuyamaca Street to Riverview Parkway, which would 
operate at LOS E. Since the project would reduce the volume of trips 
compared to the assumptions used in the SANDAG Series 12 model and 
impacts to the affected roadway segments would be reduced compared 
to what was previously analyzed in the MEIR, impacts would be less than 
significant.  
 
With incorporation of standard project conditions that require construction 
of proposed access improvements at the Cuyamaca Street entrance and 
the Town Center Parkway project entrance and payment of fair share 
contributions toward mitigation measures identified in the MEIR (i.e., a 
fair share contribution for improvements to Riverview Parkway extension 
intersection), impacts would be less than significant. The project would 
not result in significant impacts to roadway segments or intersections, 
and the project would not impede implementation of plans for mass 
transit or bicycle or pedestrian facilities. Project impacts would be less 
than significant.  

    

b) Conflict with an applicable congestion management program, 
including, but not limited to level of service standards and travel 
demand measures, or other standards established by the county 
congestion management agency for designated roads or 
highways?   

 
Source(s): Same as Section XV. a).  
 
See response to Section XV. a) above.  

  X  

c) Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in 
substantial safety risks?   

 
Source(s):  Gillespie Field ALUCP; San Diego Regional Airport Authority, 
ALUC Consistency Determination dated September 24, 2015. 
 
The project site is located within Review Area 1of the Gillespie Field 
Airport Influence Area; and within Safety Zone 6 – Traffic Pattern Zone as 
shown on the ALUCP Safety Compatibility Policy Map. Based on a 
review of Table III-2, Safety Compatibility Criteria of the Gillespie Field 
ALUCP, the project uses would be consistent with Safety Zone 6. In 
addition, the FAAhas issued a determination of no hazard to air 
navigation and the ALUC has issued a consistency determination dated 
September 24, 2015. Thus, the project would not have the potential to 
result in a change in air traffic patterns or create substantial safety risks. 
Refer to Section VII. e) above.  

  X  
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d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment)?   

 
Source(s):  Project Description. 
 
The project’s main access would be from a “tee” intersection off Town 
Center Parkway. A second signalized entrance would be provided from 
Cuyamaca Street, north of Town Center Parkway, for delivery trucks and 
emergency vehicles only. The Cuyamaca Street access would be gated 
to restrict entry only to emergency vehicles, employees, and delivery 
vehicles/trucks. The design of the access points and internal circulation 
restricts delivery trucks to the rear of the warehouse, keeping these uses 
separate from the parking areas and internal roadways that would be 
used by patrons of the restaurant and tasting room.  
 
No hazards would result from proposed design features, and no 
incompatible uses have been identified in the project area that would 
increase hazards. Project impacts would be less than significant. 

  X  

e) Result in inadequate emergency access?  
 
Source(s): Project design; Santee Fire Department. 
 
See response to Section XV. d) above. The project would provide 
adequate emergency access via two access points. The main access to 
the public would be from Town Center Parkway. Access for trucks and 
delivery vehicles would be via a separate access driveway from 
Cuyamaca Street that provides direct access to the rear of the 
warehouse and loading docks. This access would be gated but 
accessible to emergency vehicles. Additionally, a gate would be 
constructed between the overflow parking area and the rear of the 
brewery/warehouse area to restrict public access. However, this gate 
would also be equipped with a Knox-Box® for emergency vehicle access. 
The Fire Department reviewed the project on August 20, 2015, and 
determined that the project would have adequate emergency access. 
Therefore, the project’s impacts would be less than significant impact.  

  X  

f) Conflict with adopted policies, plans, or programs regarding 
public transit, bicycle, or pedestrian facilities, or otherwise decrease 
the performance or safety of such facilities?  

 
Source(s): City of Santee General Plan, Circulation and Safety Elements, 
Metropolitan Transit System. 
 
The existing roadways provide pedestrian opportunities and access to 
public transit in the immediate vicinity. The Santee Town Center Trolley 
Station is located less than one-quarter mile south of the project site. 
Additionally, Metropolitan Transit System bus stops are located adjacent 
to the site along Town Center Parkway. Town Center Parkway has 
sidewalks on both sides, allowing for pedestrian access to the project 
site. The project would provide a bicycle/pedestrian walkway along the 
perimeter of the project site that would connect to the pathway along the 
San Diego River, east of the project site. The project would not conflict 
with any adopted policies, plans, or programs regarding public transit, 
bicycle, or pedestrian facilities including polices of the City General Plan 
and would not decrease the performance or safety of these facilities. No 
impact would occur. 

   X 
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XVI. UTILITIES AND SERVICE SYSTEMS.  Would the project:     
a) Exceed wastewater treatment requirements of the applicable 

Regional Water Quality Control Board?   
 

Source(s):  City of Santee, General Plan, Conservation Element; Public 
Facility Availability Forms dated July 22, 2015.   
 
Wastewater treatment would be provided by the Padre Dam Municipal 
Water District based on a service availability form dated July 22, 2015. 
The Padre Dam Municipal Water District treats all wastewater to the 
requirements of the Regional Water Quality Control Board. No impact 
would occur. 

   X 

b) Require or result in the construction of new water or wastewater 
treatment facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects?  

 
Source(s): City of Santee General Plan, Conservation Element; Public 
Facility Availability Forms dated July 22, 2015.   
 
The Padre Dam Municipal Water District has indicated in Public Facility 
Availability Forms dated July 22, 2015 that facilities for water and sewer 
are available to serve the project. No new water or wastewater facilities 
are required to serve the project. No impact would occur. 

   X 

c) Require or result in the construction of new storm water drainage 
facilities or expansion of existing facilities, the construction of 
which could cause significant environmental effects?   

 
Source(s):  Preliminary Storm Water Mitigation Plan and Preliminary 
Drainage Report for Karl Strauss Santee, prepared by SB&O Inc. dated 
October 2, 2015. 
 
The project would not include the construction of any off-site drainage 
facilities. All drainage facilities would be constructed within the project 
boundaries. On-site drainage would be managed as detailed in VIII. c) 
above. The construction of proposed on-site storm water management 
BMPs and drainage facilities would not cause significant environmental 
impacts because all drainage facilities would fall within the planned 
development footprint. Project impact would be less than significant.  

  X  

d) Have sufficient water supplies available to serve the project from 
existing entitlements and resources, or are new or expanded 
entitlements needed?   

 
Source(s): Public Facility Availability Forms dated July 22, 2015.   
 
The project would require approximately 8 to 16 million gallons of water 
per year for brewery operations. The low range of water use is based on 
the current plans for brewery production volumes. The high end of the 
range represents the maximum water use based on higher production 
volumes that could be accommodated by the facility.  
 
The Padre Dam Municipal Water District has provided a Public Facility 
Availability Form dated July 22, 2015 indicating adequate water supplies 
are available to serve the project. The Padre Dam Municipal Water 

  X  
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District is at a Level 2 Drought Alert Condition. At this level, water use 
efficiency measures apply at all times to all properties using Padre Dam 
water. In addition, Governor Brown issued an Executive Order on April 1, 
2015 mandating a statewide water use cutback, requiring Padre Dam 
Municipal Water District and its users to reduce water use by 20 percent.  
 
Thus, the Padre Dam is restricting the use of potable water construction 
meters to a 6-month period. Each meter would be subject to 
administrative renewal every 3 months and may be extended beyond 6 
months depending on the status of the water supply. However, project 
construction is not anticipated to extend beyond the 6-month period. 
Additionally, if drought conditions worsen, Padre Dam Municipal Water 
District has stated that a Level 3 Drought Critical Condition could be 
declared and additional water restrictions on construction and 
development could be imposed. The project would comply with all 
applicable water restrictions in place during both construction and 
operation of the project and thus would not substantially deplete water 
supplies. Thus, no new entitlements or resources are needed, and 
impacts would be less than significant.  

e) Result in the determination by the wastewater treatment provider 
that serves or may serve the project that it has adequate capacity 
to serve project’s projected demand in addition to the provider’s 
existing commitments?   

 
Source(s): Public Facility Availability Forms dated July 22, 2015.   
 
The brewery will generate wastewater from the brewing process. All solid 
materials would be separated from the brewery wastewater prior to 
discharge to the sewer system, which would minimize the volume of 
wastewater generated. The Padre Dam Municipal Water District has 
provided a Public Facility Availability Form dated July 22, 2015 indicating 
that its wastewater facilities have adequate capacity to serve the project’s 
projected demand in addition to the provider’s existing commitments. 
Thus, no additional capacity is needed. Project impacts would be less 
than significant.  

  X  

f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs? 

 
Source(s): County of San Diego Countywide Five-Year Review Report of 
the Countywide Integrated Waste Management Plan, September 2012. 
 
The project includes design features that would minimize the amount of 
solid waste that is sent to landfills. For example, one of the major sources 
of solid waste from the brewery process is generation of spent grain, a 
natural by-product of the brewing process. All spent grain would be 
captured, stored in spent grain silos, and hauled away daily. The spent 
grain would be brought to farms for use as livestock feed. This mutually 
beneficial relationship provides farmers with a healthy and cost-effective 
method of feeding their animals, while simultaneously diverting spent 
grain resulting from the brewing process from entering local landfills. The 
project would also include a recycling compactor at the rear of the 
warehouse that would compact mixed recyclable materials that would be 
hauled away to a recycling facility. 

  X  
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Other solid waste generated by the project that cannot be recycled would 
be sent to area landfills. Based on the Five-Year Review Report of the 
County Integrated Waste Management Plan for the County of San Diego, 
remaining capacity at area landfills would be adequate to handle the 
project’s solid waste disposal needs. Most of the solid waste collected in 
the City is disposed of at the Sycamore Sanitary Landfill, which has 
remaining capacity through the year 2042. Other landfills that handle 
waste from San Diego and Santee include the Miramar Landfill and the 
Otay Landfill, which have remaining capacity.   
 
The project would also generate construction waste during the 
construction phase of the project. However, Santee Municipal Code 
Section 13.38.060 requires that a minimum of 50 percent by weight of 
construction and demolition debris be diverted from landfills by using 
recycling, reuse, and diversion programs. A construction and demolition 
debris management plan that demonstrations how the project would 
comply with diversion requirements is required pursuant to the Municipal 
Code prior to issuance of a building or demolition permit. 
 
As a result, the project would be served by landfill(s) with sufficient 
permitted capacity. Project impacts would be less than significant. 

    

g) Comply with federal, state and local statutes and regulations 
related to solid waste?   

 
Source(s): Santee Municipal Code; Project Design. 
 
The project would comply with the City’s construction and demolition 
recycling ordinance (Santee Municipal Code Section 13.38.060) and 
Solid Waste Ordinance # 339-A, which follows state regulations for solid 
waste and recycling. The project would comply with all applicable 
regulations related to solid waste. No impact would occur. 

   X 

XVII. CLIMATE CHANGE: Would implementation of the project:      
a) Generate greenhouse gas emissions, either directly or indirectly, 

that may have a significant impact on the environment? 
 
Source(s): Greenhouse Gas Analysis for the Santee Brewery Project 
prepared by RECON Environmental, Inc. dated August 20, 2015. 
 
The significance of the project’s greenhouse gas (GHG) emissions is 
based on consistency with Assembly Bill 32 (AB 32) by comparing the 
project’s GHG emissions, as proposed, to the project’s GHG emissions if 
it were built using a business as usual (BAU) or no action taken (NAT) 
approach. BAU emissions are those emissions that would occur in the 
absence of project design features and new laws and regulations aimed 
at reducing GHG emissions. If the difference between the project’s 
emissions, as proposed, and the project’s emissions under a California 
Air Resources Board (CARB) 2020 BAU/NAT scenario is at least the 
difference that has been determined by CARB as necessary to meet AB 
32’s goals in the state Climate Change Scoping Plan (Scoping Plan), 
then the project can be determined to be consistent with AB 32 and thus 
not significant for purposes of CEQA.  
 
This analysis conservatively utilizes the original, 28.3 percent reduction 
from a BAU/NAT scenario as identified in the 2008 Scoping Plan as the 
point of comparison for purposes of assessing the project’s significance. 

  X  
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An analysis was completed to identify the project’s contribution of GHGs 
to cumulative statewide emissions and its consistency with local and 
state regulations, plans, and policies aimed at reducing GHG emissions. 
Table 7 identifies the project’s estimated annual GHG emissions, BAU 
emissions, and the emission reductions achieved compared to BAU.  
 

Table 7. Project GHG Emissions in 2020 
(MTCO2E per year) 

Emission Source 
NAT 

Condition 
Project 

Emissions 

% Reduction 
Compared 

to NAT 
Mobile  1,038  612  41.0% 
Energy Use  859  680  20.9% 
Area Sources  88  88  0% 
Water Use  75  60  19.9% 
Solid Waste Disposal  54  54  0% 
Construction1  31  31  0% 
TOTAL  2,145  1,525  28.9% 

Source: Greenhouse Gas Analysis prepared by RECON Environmental, 
Inc. 
1Construction emissions (821 MTCO2E) are amortized over 30 years as 
discussed in Section 4.2.1.  

 
As shown in Table 7, the project would generate 1,525 metric tons of 
carbon dioxide (CO2) equivalent (MTCO2E) annually, which equates to a 
28.9 percent reduction from the NAT condition. A majority of emissions 
are due to vehicle and energy use sources. 
 
Emissions estimates incorporate project compliance with applicable 
regulations, including the 2013 Title 24 Part 6 (California Energy Code) 
and Part 11 (California Green Building Standards) requirements, as well 
as statewide implementation of laws and regulations aimed at reducing 
vehicle emissions. 
 
As demonstrated, the project would achieve emission reductions in 
excess of the 28.3 percent minimum threshold (28.9 percent reduction). 
Reductions would be achieved due to compliance with applicable 
regulation such as the California Energy Code and Green Building 
standards, in addition to laws that will reduce vehicle emissions over 
time. As a result, the project would not generate greenhouse gas 
emissions, either directly or indirectly, that may have a significant impact 
on the environment. Project impacts would be less than significant. 

b) Conflict with any applicable plan, policy or regulation of an 
agency adopted for the purpose of reducing the emissions of 
greenhouse gases? 

 
Source(s): Greenhouse Gas Analysis for the Santee Brewery Project 
prepared by RECON Environmental, Inc. dated August 20, 2015. 
 
Numerous international, national, and state plans and regulations have 
been developed to address climate change concerns. AB 32 established 
a state goal of reducing GHG emissions to 1990 levels by the year 2020 
(a reduction of approximately 30 percent from forecast emission levels). 
 
The City has not adopted its own GHG thresholds of significance for 
CEQA and is following guidance from the California Air Pollution Control 
Officers Association (CAPCOA) report CEQA & Climate Change, dated 

  X  
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January 2008. The CAPCOA report provides interim screening criteria to 
determine when a GHG analysis would be required. Projects that would 
not generate emissions above the screening levels would be considered 
consistent with CARB’s Scoping Plan and further GHG analysis would 
not be required. 
 
The project, by providing a 28.9 percent reduction in GHG emissions 
compared to the NAT condition, would exceed its fair share in achieving 
the state’s reduction target. The project incorporates energy-efficiency 
reductions that are consistent with state GHG reduction goals and climate 
change adaptation strategies. The project is also consistent with Green 
Building strategies recommended in the Scoping Plan. The site is 
accessible to public transit including bus lines and the Santee Trolley 
Station. The would support sustainable land use patterns, and the 
California Building Code would require the project to incorporate energy- 
and water-efficiency measures that are consistent with state GHG 
reduction goals and climate change adaptation strategies.  
 
Additionally, the San Diego River pathways and perimeter pathways 
would promote pedestrian use of the project site. Therefore, the project 
would be consistent with the state reduction targets for transportation, 
energy, and other emissions associated with land use and development, 
and would be consistent with the Scoping Plan. The project would not 
conflict with any applicable plan, policy, or regulation addressing GHG 
emissions including the Scoping Plan. See also response provided for 
Section XVII. a) above. Project impacts would be less than significant. 
XVIII. MANDATORY FINDINGS OF SIGNIFICANCE     

a) Does the project have the potential to degrade the quality of the 
environment, substantially reduce the habitat of a fish or wildlife 
species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare or 
endangered plant or animal or eliminate important examples of 
the major periods of California history or prehistory?   

 
Potentially significant impacts to wildlife species were identified that 
would require mitigation as detailed in Section IV. a) and d). In addition, 
potentially significant impacts to unknown buried cultural resources and 
human remains were identified that would be mitigated through 
implementation of archaeological monitoring as discussed in Section V. 
b) and d). However, no significant and unavoidable impacts were 
identified that would have the potential to degrade the quality of the 
environment, substantially reduce the habitat of a fish or wildlife species, 
cause a fish or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, reduce the number or 
restrict the range of a rare or endangered plant or animal, or eliminate 
important examples of the major periods of California history or 
prehistory. Project impacts would be less than significant with mitigation. 

 X   
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a) Does the project have impacts that are individually limited, but 
cumulatively considerable?  (“Cumulative considerable” means 
that the incremental effects of a project are considerable when 
viewed in connection with the effects of past projects, the effects 
of other current projects, and the effects of probable future 
projects)?   
 

Per the instructions for evaluating environmental impacts in this Initial 
Study, the potential for adverse cumulative effects were considered in the 
response to each question in Sections I. through XVII. of this form. In 
addition to evaluation of potential project-specific effects, this evaluation 
considered the project’s potential for incremental effects that may be 
cumulatively considerable when viewed in connection with the effects of 
past, current, or probable future projects in the area.  
 
The MEIR analyzed the potential impacts with buildout of 2,507,480 
square feet of commercial/office and mixed use land uses within the 
entire 140-acre Town Center area. This analysis considered the potential 
impacts associated with development of the proposed project site in 
addition development within the remainder of the Town Center, including 
the recently completed Parc One Apartments. The MEIR already 
identified and disclosed the cumulative impacts associated with 
development and buildout of the Town Center. Additional projects outside 
the Santee Town Center area were also identified that have either been 
recently completed or are in the process of obtaining necessary 
approvals to construct as detailed in Table 8.  
 

Table 8. Cumulative Project List 
Project Location Description Status 
Cameron 
Commercial 
Center 

Magnolia Ave 
at Rockville 
Street 

7,330 square feet of 
restaurant space, 9,612 
square feet of retail and 
office on a 2.2-acre site  

Approved, not 
constructed  

Mastercraft 
Homes 

Magnolia Ave., 
north of SR-52 
and west of 
SR-67 

Specific Plan 
Amendment for 83 
residences at the RCP 
Block & Brick site 

Pending 
application 

Rockville 
Self Storage 

Terminus of 
Rockville 
Street 

91,555-square-foot mini 
storage facility and 
outdoor RV parking on a 
6.15-acre site 

Application in 
process 

Village Run 
Project 

9336 Buena 
Vista Avenue 

40 multi-family dwellings 
on 2 acres in R-14 zone 

Application in 
process 

 
All of these cumulative projects are located on existing disturbed sites 
within the urban area and are surrounded by developed lands and/or 
freeways/major roadways. These projects would not have the potential to 
create cumulative impacts when viewed in connection to the proposed 
project due to their location within developed areas that are planned for 
development. These projects would have no impact on the visual 
environment near the project site and would not increase demands for 
resources or services such as water, sewer, or fire serv ices beyond what 
can be accommodated by applicable service providers. 
 
Regarding cumulative aesthetics impacts, the scope for cumulative 
analysis of impacts related to aesthetics and views is the viewshed 
surrounding the project site. While development of the cumulative project 
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sites would result in a cumulative change to the visual character of the 
immediate area, this change would not be considered adverse 
considering the proposed amenities and architectural interest that would 
be provided by the project. Cumulative projects would not be within the 
same visual environmental as the project, thus no cumulatively significant 
aesthetic impact would occur.  
 
Regarding potential cumulative impacts from air quality, GHG emissions, 
and noise construction impacts, applicable regulatory requirements 
addressing noise levels, and air emissions during construction would 
ensure a cumulative impact would not occur. No cumulative operational 
noise impact would occur due to required compliance with property line 
noise limits.  
 
There are no anticipated cumulative impacts to biological resources, 
because the project would fully mitigate its impacts to biological 
resources and none of the cumulative projects would have significant 
unavoidable impacts to biological resources. A majority of the cumulative 
projects are located in urban areas on disturbed lands that would not 
have the potential to contribute to a cumulative impact.  
 
Regarding historic, archaeological, paleontological, and tribal cultural 
resources, a cumulative impact has not been identified for these issue 
areas because significant impacts to these resources associated with 
other cumulative projects would either not occur or would be mitigated as 
part of a discretionary permit process. 
Regarding geology and soils impacts, these impacts are limited to 
localized impacts on each individual development. Because there are no 
potentially significant impacts identified for this project, the project does 
not contribute to any cumulative impacts. 
 
No cumulative impact related to hydrology and water quality would occur, 
because individual developments would be required to prepare and 
comply with drainage studies and storm water management plans that 
would ensure significant drainage and storm water impacts would not 
occur and cumulative impacts would be avoided. 
 
Cumulative traffic impacts were fully evaluated in the MEIR, which 
evaluated and disclosed traffic impacts. Because the project traffic 
generation falls below analyzed traffic volumes within the MEIR, no 
additional cumulative impacts would occur as a result of the project. No 
significant cumulative impact has been identified. Thus, cumulative 
impacts would be less than significant.  

  X  

a) Does the project have environmental effects, which will cause 
substantial adverse effects on human beings, either directly or 
indirectly?   

 
The project as designed adequately addresses public health and safety 
objectives identified in the General Plan and Municipal Code. No 
significant impact was identified that could result in an adverse impact to 
human beings. Therefore, the project would result in a less than 
significant effect on human beings either directly or indirectly.  

  X  
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Karl Strauss Brewery 

Development Review Permit DR2015-10 

 Variance V2015-2 

Town Center Specific Plan Amendment 

TCSPA2015-1 
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Location Aerial 
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Existing Conditions 













Proposed  

Brewery,  

Warehouse,  

Tasting Room  

and  

Restaurant  

Facility 



View from Town Center Pkwy. & Cuyamaca St. 



Proposed Brewery, Warehouse, Tasting 

Room and Restaurant Facility 



Hospitality Facility “Building A” 



Hospitality Facility “Building A” 

South Elevation 

Hospitality Facility “Building A” 



View of Brewery “Building B” from Cuyamaca Street 

Brewery  - “Building B” 
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Brewery “Building B”  

West Elevation 

Brewery  - “Building B” 



Warehouse  “Building C” 



Warehouse “Building C” 

North Elevation 

Warehouse  “Building C” 



Outdoor Grotto Area 

Site Plan 



Twilight View of Outdoor Grotto Area and Brewery 
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To residential areas  
and Town Center Park 

To MTS Transit Hub (0.09 miles) &  
the light rail station (0.16 mile) 

Active Transportation 
 Linkages 

 
Existing 
Proposed: 
 

1 

2 

3 

4 
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River Trail Concept 
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Energy Efficiency 
 

• Roof-top photovoltaic system 
 

• LED Lighting 
 

• Skylights (passive solar) 
 

• Energy efficient HVAC 
 
• Performance window glazing 
 
• Heat Island reduction through use of High Reflective Roof 

 
 

 
 

 
 
 
 
 
 

Sustainability Features 
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   Materials and Resources 
 

• Recyclable containers 
 

• Recycled building materials 
 

• Efficient building material selection 
 
• Construction Waste Management Plan 
 

 
 
 
 
 
 

Sustainability Features 
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   Design Innovations 
 
• Innovation in brewing wastewater treatment (solid separators) 

 
• Spent grain recycle approach 
 
• Permeable surfaces throughout site 

 
• Low VOC materials 

 
 

 
 
 
 
 
 

Sustainability Features 
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Sustainability Features 

Sustainable Sites 
 

 
• Clean air vehicle parking 
 
• Access to daylight and views in all private and public spaces 
 
• Transit Oriented Development  
 
• Measures to reduce reliance on the automobile 
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Sustainability Features 
 

Water Resources 
 

• Low flow plumbing fixtures 
 

• Drought tolerant planting and irrigation 
 

• Reclaimed water for landscaping 
 

• Onsite storm water management 
 
• Permeable surfaces throughout the site 
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Variance Request No. V2015-2  
 
• Integrated site with many uses 
 
• Reduce onsite parking  for brewery / warehouse uses. 
 Current:   1 space for every 500 square feet 
 Proposed:  1 space for every 1,000 square feet 

 
• Rationale: 

 

Reduced Parking 

• Consistent other regional cities 
 

• Within ¼ mile of multi-modal transit center 
 

• Varying peak times 
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Signage 
Town Center Specific Plan Amendment TCSPA2015-1 
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Parcel A 

Parcel B 
Town Center Pkwy.. 



32 

The Amendment to the RiverView Office Park Master 

Plan would delete a reference in Section 10 as shown 
below: 

All signs shall be designed to blend with the size, scale and character of the 

architecture and shall be consistent with the Santee Sign Ordinance. 

Monument signs shall be designed to enhance the office park and be 

architecturally related to the developments for they identify.  

 

The Amendment would add the following language 
to this section: 

Roof-mounted sign(s) shall be architecturally integrated and proportional to 

the building to which it is affixed and shall consist of a unique and iconic 

design. Such signs are permitted for Parcels A and B per the diagram shown 

below, and subject to the approval of a Comprehensive Sign Program 

associated with entitled development. 
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Elephant Car Wash in Rancho Mirage 
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CEQA 
 

• RiverView Master Plan EIR (2006) 
 

• A Mitigated Negative Declaration (“MND”) and a Subsequent Recirculated MND 
were prepared and circulated in accordance with CEQA. 
 

• All of the mitigation measures contained in the Mitigation Monitoring and 
Reporting Program for the Subsequent Recirculated MND have been made 
conditions of project approval.  
 
 
 

 



Staff Recommendation 
1. Conduct and close the public hearing. 

 
2. Approve the Final Subsequent Recirculated Mitigated Negative 

Declaration and Mitigation Monitoring and Reporting Program 
(AEIS2015-17) as complete and in compliance with the provisions of the 
California Environmental Quality Act (CEQA) per the attached 
Resolution. 
 

3. Approve Town Center Specific Plan Amendment (TCSPA2015-1) per the 
attached Resolution. 
 

4. Approve Development Review Permit (DR201510) and Variance 
(V2015-2) per the attached Resolution. 
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