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SUBJECT: EL CAMINO REAL ASSISTED LIVING FACILITY: This Subsequent Environmental Impact
Report (SEIR) evaluates the change in environmental impacts associated with the
incorporation of the El Camino Real Assisted Living Facility (Assisted Living Facility) into
the St. John Garabed Armenian Church (Church) project. The Assisted Living Facility
proposes 105 rooms and supporting amenities, including landscaping and parking. The
three-story Assisted Living Facility would be 105,568 square feet and 40 feet tall. The
Assisted Living Facility would retain 1.12 acres in the eastern area of the parcel as open
space, in accordance with the existing designated Multi-Habitat Planning Area (MHPA)
area, to be covered by a Covenant of Easement and maintained as open space in
perpetuity. The Assisted Living Facility would require approval of the following
discretionary actions: a Conditional Use Permit (CUP) Amendment; a Site Development
Permit (SDP) Amendment; an Uncodified CUP Ordinance; a Neighborhood Use Permit
(NUP); and a Coastal Development Permit (CDP) Amendment (LEGAL DESCRIPTION:
Assessor’s Parcel Number [APN] 304-020-2400 [Church] and APN 304-650-3700 [Assisted
Living Facility}) APPLICANT: LLC.

ENVIRONMENTAL DETERMINATION:

This document has been prepared by the City of San Diego’s Environmental Analysis Section under
the direction of the Development Services Department and is based on the City's independent
analysis and conclusions made pursuant to 21082.1 of the California Environmental Quality Act
(CEQA) Statutes and Sections 128.0103(a), 128.0103(b) of the San Diego Land Development Code.

Based on the analysis conducted for the project described above, the City of San Diego, as the Lead
Agency, has prepared the following Subsequent Environmental Impact Report. The analysis
addressed the following issue area(s) in detail: Land Use, Agricultural Resources, Air Quality,
Biological Resources, Greenhouse Gas Emissions, Historical Resources, Paleontological
Resources, Transportation, Visual Effects, Noise, and Tribal Cultural Resources. The
Subsequent Environmental Impact Report (EIR) concluded that the project would result in significant
but mitigated environmental impacts to impacts to Biological Resources, Historical Resources,
Noise and Tribal Cultural Resources. All other impacts analyzed in the draft Subsequent EIR were
determined to be less than significant.



The purpose of this document is to inform decision-makers, agencies, and the public of the
significant environmental effects that could result if the project is approved and implemented,
identify possible ways to minimize the significant effects, and describe reasonable alternatives to the
project.

UPDATE: November 5, 2024. Clarifications/revisions, additional information, and
typographical corrections have been made to the final Subsequent Environmental Impact
Report when compared to the draft environmental document as outlined within the Preface.
In accordance with Section 15088.5 of the California Environmental Quality Act, the addition
of new information that clarifies, amplifies, or makes insignificant modifications and would
not result in new impacts or no new mitigation does not require recirculation. Pursuant to
Section 15088.5(a) of the CEQA Guidelines, significant new information requiring recirculation
includes, for example, a disclosure or additional data or other information showing that:

(1) A new significant environmental impact would result from the project or from a
new mitigation measure proposed to be implemented.

(2) A substantial increase in the severity of an environmental impact would result
unless mitigation measures are adopted that reduce the impact to a level of
insignificance.

(3) A feasible project alternative or mitigation measure considerably different from
others previously analyzed would clearly lessen the environmental impacts of the
project, but the project's proponents decline to adopt it.

(4) The draft EIR was so fundamentally and basically inadequate and conclusory in
nature that meaningful public review and comment were precluded.

The modifications made to the final environmental document do not affect the analysis or
conclusions of the Environmental Impact Report. All revisions are shown in a strikeout and/or
underline format.

PUBLIC REVIEW DISTRIBUTION:

The following agencies, organizations, and individuals received a copy or notice of the draft
Subsequent EIR and were invited to comment on its accuracy and sufficiency. Copies of the draft
Subsequent EIR, the Mitigation Monitoring and Reporting Program and any technical appendices
may be reviewed in the offices of the Development Services Department, or purchased for the cost
of reproduction.
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RESULTS OF PUBLIC REVIEW:
£ No comments were received during the public input period.

(i) Comments were received but did not address the accuracy or completeness of the draft
environmental document. No response is necessary and the letters are incorporated herein.

X Comments addressing the accuracy or completeness of the draft environmental document
were received during the public input period. The letters and responses are incorporated
herein.

5/12/2023
Date of Draft Report

Development Services Department 11/05/2024
Date of Final Report

Analyst: Jeffrey Szymanski



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT PREFACE

PREFACE TO FINAL SUBSEQUENT EIR
EL CAMINO REAL ASSISTED LIVING FACILITY
Project No. 2040283 / State Clearinghouse No. 2013071043

This preface introduces the Final Subsequent EIR and summarizes changes made to the text of the
Draft Subsequent EIR in response to comments and community input received during the public
comment period, as well as editorial changes made to correct typographical errors. These changes
are reflected with additions shown in underline and deletions shown in strikethrough. None of the
revisions made to the Draft Subsequent EIR constitute significant new information requiring
recirculation of the document per CEQA Statute and Guidelines Section 15088.5.

Executive Summary

e Table ES-1: updated to reflect changes to MM-BIO-2

e Table ES-1: updated to summarize cumulative solid waste impact previously identified in
Draft Subsequent EIR Chapter 7.

e Table ES-2: updated to include cumulative solid waste impact previously identified in Draft
Subsequent EIR Chapter 7.

Chapter 3, Project Description

e Section 3.3.1: Minor typographical errors were corrected.

e Section 3.3.2.3: updated to reflect the size, location, and landscaping concept of the memory
care and cutting garden.

e Section 3.3.2.5: updated to clarify the requirements for BMZ 1 onsite.

e Section 3.3.2.5: updated to clarify the Coastal Overlay Zone limits the allowed reduction
of BMZ 2.

e Section 3.4: updated to clarify that the project would adhere to all measures within Table 3-3.
e Table 3-3: Clarification made to CM-BIO-1.

e Table 3-3: PDF-BIO-1 changed to CM-BIO-6.

e Table 3-3: PDF-FIRE-1 through PDF-FIRE-3 changed to CM-FIRE-2 through CM-FIRE-4.

e Table 3-3: PDF-FIRE-4 through PDF-FIRE-7 renumbered to PDF-FIRE-1 through PDF-FIRE-3.
e Table 3-3: Clarifications made to PDF-FIRE-1 and PDF-FIRE-2.

Section 5.1, Land Use

e Section 5.1.2: Clarification made to identify SDMC that allows for a reasonable
accommodation via process 1 review.

e Page 5.1-4: Deleted text
e Page 5.1-20: Clarification made between Assisted Living Site and project site.
e Table 5.1-1 updated to clarify the requirements for BMZ 1 onsite.

El Camino Real Assisted Living Facility Project City of San Diego
Preface-1 October 2024
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e Table 5.1-1 updated to clarify that the Coastal Overlay Zone limits the allowed reduction
of BMZ 2.

e Page 5.1-119: Minor changes to language used.
e Page 5.1-120: Minor changes to language used.

Section 5.4, Biological Resources

e Page 5.4-18: Minor typographical errors were corrected.
e Page 5.4-20: Minor typographical errors were corrected.
e Page 5.4-24: MM-NOI-1 added to MM-BIO-1.

e Page 5.4-25: Clarifications made to MM-BIO-2.

e Page 5.4-29: Minor typographical errors were corrected.
e Page 5.4-30: Minor typographical errors were corrected.
e Page 5.4-31: Minor typographical errors were corrected.
e Page 5.4-32: PDF-BIO-1 changed to CM-BIO-6.

Section 5.10, Noise

e Section 5.10.2: Summary of “EPA’s Levels Document” included.
Section 5.11, Tribal Cultural Resources

e Page 5.11-2: Minor typographical errors were corrected.
Chapter 6, Cumulative Impacts

e Section 6.12, this was updated to include cumulative solid waste impact previously identified
in Chapter 7.

Chapter 7, Effects Not Found to be Significant

e Page 7-8: updated to clarify the requirements for BMZ 1 onsite.

e Page 7-8: updated to clarify the Coastal Overlay Zone limits the allowed reduction of BMZ 2.
e Page 7-8: updated numbering for PDF-FIRE-1-4.

e Section 7.5: Language that was contrary to SWPPP was removed.

e Page 7-16: updated to clarify the requirements for BMZ 1 onsite.

e Page 7-16: updated to clarify that the Coastal Overlay Zone limits the allowed reduction
of BMZ 2.

e Page 7-16: updated numbering for PDF-FIRE-1-4.
e Page 7-17: Minor typographical errors were corrected.
e Page 7-17: updated to reference Appendix Q, Emergency and Disaster Plan.

El Camino Real Assisted Living Facility Project City of San Diego
Preface-2 October 2024
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e Section 7.10: An analysis of wildfire risk from adding new development is included consistent
with Appendix O, FFLMR. The analysis adds context to why the Project would be expected to
have reduced ignition potential, as previously identified in Section 7.10.

e Section 7.10: A discussion of off-site wildfire impacts is included consistent with Appendix O,
FFLMR. The analysis adds context to how the features that protect the Project also protect
the surrounding areas from project-related fires, consistent with the conclusion that the
Project would not exacerbate wildfire risk, as previously identified in Section 7.10.

e Section 7.10: A list of fire safety goals is included consistent with Appendix O, FFLMR. The list
is provided to clearly define protocols and procedures for reducing fire risk, which is
consistent with the findings previously identified in Section 7.10.

e Section 7.10: A project specific risk summary is included consistent with Appendix O, FFLMR.
The summary includes a discussion of fire risk, construction phase risks, consultant and
contractor onsite risk, and fire prevention and reduction measures and requirements to
provide context to the project risk rating and impact determination previously identified in
Section 7.10.

Chapter 8, Mandatory Discussion Areas
e Page 8-4: Word “urban” removed.
Chapter 9, Alternatives

e Page 9-7: minor addition to text.
e Page 9-9: “proposed Assisted Living Facility” was changed to “Alternative 1."
e Page 9-9: word “slightly” removed.

Chapter 11, References
e Additional references added.
Appendices

e Emergency and Disaster Plan provided as Appendix Q for additional
information/clarification. The El Camino Assisted Living All Hazards Emergency Operations
Program and Plan Manual for the El Camino Assisted Living Facility and Wildfire Evacuation
Plan for the EI Camino Assisted Living Facility Project was prepared as part of the facility's
licensing process. This information does not result in a new significant environmental
impact, the introduction of a new mitigation measure, or the increase in severity of an
environmental impact. This information does not include changes to an alternative or
mitigation measure that would result in a decrease of environmental impacts of the project
that are not being adopted. Finally, the information provided does not demonstrate that the
Draft SEIR was inadequate and conclusory in nature.

e Appendix F: Cultural Resources Inventory and Evaluation Report

o Cover page: updated date revised.

El Camino Real Assisted Living Facility Project City of San Diego
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o Page 25: minor text edits.
o Page 27: added identification number of resource to text.
o Page 36: minor text edits.
e Appendix O: Fire Fuel Load Modeling Report (FFLMR)
o Minor updates made to BMZ 1 and PDF-FIRE-2.

o Page 2: Minor updates to Introduction regarding BMZ application and Project
hardscape areas.

o Page 7-8: updated to clarify the Coastal Overlay Zone limits the allowed reduction
of BMZ 2.

o Page 12: Minor updates to Introduction regarding BMZ application and Project
hardscape areas.

o Pages 26-30: Added clarifying information regarding wildfire risk of new
development and off-site wildfire risk.

o Pages 44-50: Added fire safety goals of the Project as well as a fire risk summary,
including on-site ignition sources and content of what would be included as part of
the Project’s standard Site-Specific Safety Manual and Fire Protection Plan which is
included as a condition of approval for the Project.

El Camino Real Assisted Living Facility Project City of San Diego
Preface-4 October 2024
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RESPONSES TO COMMENTS

On May 12, 2023, the City of San Diego (City) distributed the Draft Subsequent Environmental Impact
Report (SEIR) to public agencies, interested organizations, groups, and interested individuals, and
submitted the document to the State Clearinghouse. In accordance with Section 15105 of the
California Environmental Quality Act (CEQA) Guidelines, a 45-day public review period was provided
for the Draft SEIR from May 12, 2023, through June 26, 2023. During the public review period, a total
of 20 comment letters were received on the Draft SEIR. Revisions made to the Draft SEIR in response
to comments received are identified using strikethrough and underline.

LIST OF COMMENTERS

The list of commenters and the unique letter designators for each letter are shown in Table RTC-1,
List of Commenters. Individual comments within each letter are bracketed and numbered in the
right-hand margin of the comment letter (e.g., F1-1). Bracketed/numbered comment letters are
placed side by side with the responses to the letter.

Table RTC-1.
List of Commenters
Commenter | Date | Letter Designation
Federal Agencies

U.S. Fish and Wildlife Service \ June 23, 2023 \ F1

State Agencies
California Transportation Commission June 15, 2023 S1
California Department of Fish and Wildlife June 26, 2023 S2

Local Agencies
San Dieguito River Park Joint Powers June 21, 2023 L1
Authority

Organizations
San Diego County Archaeological Society Inc. May 13, 2023 01
Carstens, Black & Minteer LLP June 23, 2023 02
Friends of the San Dieguito River Valley June 26, 2023 03

Individuals
Courtney Tanner June 18, 2023 1
Brent Fouch June 18, 2023 12
Katelyn Wang June 22, 2023 13
Elizabeth Nolan June 22, 2023 14
Johnny John June 26, 2023 15
Vessa Rinehart-Phillips June 26, 2023 16
Nina John June 26, 2023 17
Matthew Cunninghan June 26, 2023 18
El Camino Real Assisted Living Facility Project City of San Diego
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RESPONSES TO COMMENTS

Table RTC-1.
List of Commenters

Commenter Date Letter Designation
Jonathan Cohen June 26, 2023 19
Kristi Watts June 26, 2023 110
Jeff DiToro June 26, 2023 11
E Dots June 26, 2023 112
Anu and Uday Delouri June 26, 2023 113

El Camino Real Assisted Living Facility Project

RTC-2

City of San Diego
October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT RESPONSES TO COMMENTS

Master Responses

MR-1 Land Use and Zoning Consistency. Several comments expressed concern regarding the
Assisted Living Facility's consistency with the land use and zoning of the project site. The
Assisted Living Facility project site is located within Proposition A lands within the North City
Future Urbanizing Area (NCFUA); has a land use designation of Residential and Park, Open
Space, and Recreation; and has a zoning designation of Agricultural Residential (AR-1-1). The
Subsequent Environmental Impact Report (SEIR) analysis of consistency with land use and
zoning demonstrates that the project is consistent with the City's General Plan and North
City Future Urbanizing Area Framework Plan (NCFUA Framework Plan) goals and policies.
This analysis is included in SEIR Chapter 5.1, Land Use and Planning.

Consistency with Proposition A

Per Section 5.1.2 of the SEIR, Section ] of the Land Use Element (entitled “Proposition A-
The Managed Growth Initiative (1985)") establishes the following goals for areas
designated as Proposition A lands: “[fluture growth and development that is consistent
with current land use intensity or that is subject to a ‘phase shift’ process to approve
increased intensity”, and “[cJontinued adherence to North City Future Urbanizing Area
(NCFUA) Framework Plan and other adopted subarea plans.” Pursuant to Proposition A
(1985), Sections 1-2(c), a phase shift is not required where amended or alternative
development regulations or processes “are neutral or make the designation more
restrictive in terms of permitting development” as compared to the overall intensity
allowed by regulations existing upon the passage of Proposition A. City Council Policy
600-29 (entitled “Maintenance of Future Urbanizing Area as an Urban Reserve”)
describes four such “development alternatives”: (1) development pursuant to the A-1
zoning regulations; (2) development pursuant to the Rural Cluster Development
regulations; (3) development pursuant to the Planned Residential Development
regulations; and (4) development pursuant to the Conditional Use Permit regulations,
provided that conditional uses are natural resource dependent, non-urban in character
and scale or are of an interim nature which would not result in an irrevocable
commitment of land precluding future use. These four development alternatives are
incorporated into the NCFUA Framework Plan, Section 2.1 (as relevant here, NCFUA
Framework Plan development Alternative 1 allows “Development pursuant to A-1
regulations” and development Alternative 3 allows “Development pursuant to
conditional use regulations”). As discussed in Section 5.1.3 of the SEIR, the Assisted Living
Facility is “neutral” for purposes of the exclusion from the plan shift requirement under
Proposition A as implemented by Council Policy 600-29 and the NCFUA Framework Plan
because it is allowed as a conditional use under the A-1 zoning in effect at the time of

El Camino Real Assisted Living Facility Project City of San Diego
RTC-3 October 2024
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passage of Proposition A and because it is allowed with a conditional use permit in the
current AR-1-1 zoning of the site, and is non-urban in character and scale. The A-1 zoning
regulations in effect at the time of passage of Proposition A did not include a density
limitation on Nursing Facilities, nor do the current A-1-1 zoning regulations limit the
density of Nursing Facilities such as the Assisted Living Facility. Therefore, project
implementation would not require a phase shift.

Like other previously approved Nursing Facilities for assisted living and dementia care,
the Assisted Living Facility is permitted with a CUP on Prop A lands in the AR-1-1 zone
notwithstanding Supplemental Regulations prohibiting Nursing Facilities on Prop A lands
because the project meets the requirements for reasonable accommodations in the San
Diego Municipal Code (SDMC) Section 131.0466. “Hospitals, Intermediate Care Facilities &
Nursing Facilities” are permitted in the AR-1-1 zone with a CUP pursuant to SDMC Table
131-03B, subject to Supplemental Regulations found in SDMC 141.0413. The
Supplemental Regulations prohibit Hospitals, Intermediate Care Facilities & Nursing
Facilities, which include assisted living facilities, on Proposition A lands (SDMC
141.0413[a]). Notwithstanding this prohibition, staff determined that the proposed
Assisted Living Facility qualifies for reasonable accommodations pursuant to SDMC
Section 131.0466 to allow a waiver (accommodation) to the regulation prohibiting
Hospitals, Intermediate Care Facilities & Nursing Facilities in Proposition A lands in
accordance with SDMC Section 131.0466 via Process 1 review. As stated in SDMC
131.0466, “The Federal Fair Housing Amendments Act [42 USC 3601-3619] and the
California Fair Housing and Employment Act [Govt Code 12900-12996] require that
jurisdictions make reasonable accommodations to afford disabled persons the equal
opportunity to use and enjoy a dwelling” (as defined in 42 USC 3602(b) to include vacant
land). "SDMC Section 113.0103 defines Disabled Person as “pursuant to the Fair Housing
Amendments Act of 1988, means any person who has a physical or mental impairment
that substantially limits one or more major life activities; anyone who is regarded as
having such impairment; or anyone who has a record of such impairment.”. SDMC
Section 131.0466 provides that “deviations may be approved through Process One”
subject to required findings, including that development will be used by a disabled
person and that the waiver (accommodation) request is necessary to make specific
housing available to a disabled person and complies with all applicable development
regulations to the maximum extent feasible. In the case of the Assisted Living Facility,
where a certain number of units and beds are necessary to obtain financing to construct
a modern assisted living facility (as documented by the economic analysis conducted for
the project, as peer-reviewed by City staff), a single dwelling unit use would not
accommodate disabled persons requiring an Assisted Living Facility in order to reside on
the project site. Because the project site would allow up to three single family dwellings

El Camino Real Assisted Living Facility Project City of San Diego
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under the current AR-1-1 zoning, federal and State law require the City to make
reasonable accommodations to waive land use regulations that would otherwise
prohibit development of an Assisted Living Facility to house disabled persons, while
permitting development of non-disabled persons to live in the Proposition A lands in a
single-family dwelling. Therefore, the project is not subject to residential density
limitations on the project site.

The adoption of an Uncodified Ordinance to waive the prohibition of the Supplemental
Regulation is also consistent with the federal, state, and local statutory requirements to
reasonably accommodate the Hospitals, Intermediate Care Facilities & Nursing Facilities
use.

Consistency with Zoning

As described in Section 5.1.3 of the SEIR, the Assisted Living Facility would be consistent
with the applicable development regulations in the AR-1-1 zone, which require a
minimum of 10-acre lots and establish a maximum structure height of 30 feet, a
minimum side yard setback of 20 feet, and a minimum rear yard setback of 25 feet. The
zoning regulations allow for an increase in building height when setbacks are increased;
therefore, because a height increase is allowed by the zoning ordinance, a discretionary
action or a deviation is not required.

The Assisted Living Facility would provide greater than the minimum 20-foot setback
from adjacent properties in accordance with the zoning (AR-1-1). The Assisted Living
Facility would provide setbacks of 45 feet (north side yard), 187 feet 7 inches (back), 30
feet (south side yard), and 63 feet 9 inches (front), which would allow for the increased
height of 40 feet per SDMC 131.0344. Approximately 30% of the project site would be
developable, and only approximately 10% of the project site would be covered by
buildings. The lot coverage of the Assisted Living Facility would be 10%, consistent with
the AR-1-1 zone.

The underlying AR-1-1 zone accommodates a wide range of agricultural uses and the
development of single dwelling unit homes at a very-low density; Hospitals, Intermediate
Care Facilities and Nursing Facilities are also permitted, but would require a CUP. The
project includes a CUP.

Compatibility with Surrounding Land Uses

The Assisted Living Facility site is located between existing development to the north
(Church component), south (single family residences), and west (Evangelical Formosan

El Camino Real Assisted Living Facility Project City of San Diego
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MR-2

Church). Multi-Habitat Planning Area (MHPA) open space is located to the east of the
project site and on the eastern portion of the project site. The development footprint
would be located outside of the MHPA. As described in Chapter 3 of the SEIR, the eastern
1.12 acres of the Assisted Living Facility parcel would be retained as open space in
accordance with the existing designated MHPA, consistent with the MHPA open space to
the east.

Through compliance with the AR-1-1 zone requirements described above, the building
design and site plan of the Assisted Living Facility would be non-urban in character and
would also be consistent in bulk and scale with surrounding development. While
surrounding development in the area lacks a consistent architectural theme, the
Mediterranean aesthetic of the proposed project would include architectural features
that would be compatible with surrounding structures (primarily multistory construction,
light colored, stucco clad exteriors, red tiled roofs, and landscaped yards). Landscaping
would be provided throughout the Assisted Living Facility but would focus heavily on
landscaping along the southern and eastern boundaries adjacent to the Villas at Stallions
Crossing development and MHPA. The open space and landscaped areas would
comprise approximately 45.6% of the Assisted Living Facility site, consistent with the
generally non-urban character of the site and the surrounding area. Additionally, as
described in Section 5.9 of the SEIR, the project site development would not be visually
prominent or distinct in the broad San Dieguito River Valley landscape.

Wildfire Hazards and Evacuation. Although the Draft SEIR disclosed that the wildfire
risks were not significant due in part to the structure’s enhanced building materials,
which allow the residents to shelter-in-place, several comments requested additional
clarification regarding wildfire hazards and evacuation of the project site in response to
an emergency event. The proposed project is required to comply with California Health
and Safety Code Section 1569.695, which requires an Emergency and Disaster Plan be
prepared as part of licensing provisions for a State-licensed “Residential Care Facility for
the Elderly” (RCFE). To be responsive to the questions raised in the comment letters, a
project-specific Emergency and Disaster Plan has been prepared consistent with state
licensing requirements and is included as Appendix Q to the Final SEIR. The Emergency
and Disaster Plan includes Attachment 1, El Camino Assisted Living All Hazards
Emergency Operations Program and Plan Manual for the El Camino Assisted Living
Facility, and Attachment 2, Wildfire Evacuation Plan for the El Camino Assisted Living
Facility Project. Attachment 2 includes an evacuation time analysis using VISSIM
microsimulation software package (Version 10) by PTV Group, the results of which were
averaged to obtain the evacuation travel time (see Appendix C, Evacuation Time
Estimates, of Attachment 2 to the Emergency and Disaster Plan). In general, information

El Camino Real Assisted Living Facility Project City of San Diego
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provided in the Emergency and Disaster Plan and associated attachments further
clarifies the analysis provided in Section 7.10, Wildfire, of the Draft SEIR, which
determined less than significant wildfire impacts, and in relationship to the CEQA
Guidelines Section IX(f), Hazards and Hazardous Materials and Section XX(a), Wildfire.
Attachment 2 to the Emergency and Disaster Plan further clarifies and provides
additional detail in support of the Draft SEIR conclusions that the project would reduce
risks to future occupants of the Assisted Living Facility, would not exacerbate wildfire
risks, and is consistent with the County's Multi-jurisdictional Hazard Mitigation Plan
(2023) and the Emergency Operations Plan (2022) and the City's Emergency Operations
Procedures (2018).

The additional information provided in the El Camino Assisted Living All Hazards
Emergency Operations Program and Plan Manual for the El Camino Assisted Living
Facility and Wildfire Evacuation Plan for the El Camino Assisted Living Facility Project
would be prepared as part of the licensing process. This information does not result in a
new significant environmental impact, the introduction of a new mitigation measure, the
increase in severity of an environmental impact. This information does not include
changes to an alternative or mitigation measure that would result in a decrease of
environmental impacts of the project that are not being adopted, Finally, the information
provided does not demonstrate that the Draft SEIR was inadequate and conclusory in
nature. Therefore, the addition of the El Camino Assisted Living All Hazards Emergency
Operations Program and Plan Manual for the El Camino Assisted Living Facility and
Wildfire Evacuation Plan for the El Camino Assisted Living Facility Project would not
trigger recirculation of the SEIR per CEQA Section 15088.5.

Wildfire Hazard Impacts

The City considers a project's impact significant if the project will either exacerbate wildfire
risks, thereby exposing project occupants to wildfire risks, or expose people or structures to
a significant risk of loss, injury, or death involving wildland fires per CEQA Guidelines
Section IX(g), Hazards and Hazardous Materials, and Sections XX(b) and (d), Wildfire.

Related to CEQA Guidelines Section XX(b) regarding the potential exacerbation of wildfire
risk due to slope, prevailing winds, and/or other factors, wildfire risk for the project site is
likely to be from short-duration ember production from a wildfire burning in open spaces
within the project’s vicinity. An early evacuation of the project site may occur if a wildfire
burns closely in the open spaces to the north, east, or west of the project. However, the
surrounding terrain does not support aggressive runs at the community, which is
separated from the open space by developed areas. Wildfires during typical weather
conditions are less aggressive and more manageable, rarely resulting in large evacuations.
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As conducted in past wildfires, an early evacuation of the area may occur several or more
hours prior to actual threatening conditions at El Camino Real Assisted Living Facility,
depending on conditions and fire spread projections.

Additionally, as discussed in Section 7.10, Wildfire, of the Draft SEIR, should a wildfire
begin suddenly nearby, the residents would shelter in place because the facility is
required to be constructed to high fire resistance standards. Specifically, the proposed
project’s Fire Fuel Load Modeling Report (FFLMR), provided as Appendix O of the Final
SEIR, provides both City and state fire and building code required elements for
construction, as well as enhanced state and City code-exceeding measures along the
eastern side of the structure where non-conforming Brush Management Zones occur
adjacent to the MHPA. Compliance with environmental standards including an
ordinance, resolution, rule, regulation, order, plan, or other environmental requirement
may be used as a threshold to determine significance when the agency explains why the
standard is relevant to the project and how compliance with the standard ensures the
project's impacts are less than significant (CEQA Guidelines Section 15064.7). The FFLMR
(included as Appendix O) addresses the project site and its fire environment, including
building and fire code requirements and brush management requirements, all of which
take into consideration the surrounding environment. It also provides a fire risk
assessment informed through fire behavior modeling.

The project site is located in a Very High Fire Hazard Severity Zone and is adjacent to
open space areas to the east, northeast, and southeast; thus, the project’s highest
concern may be from firebrands or embers as potential ignition factors. As part of the
FFLMR, a fire behavior analysis (refer to Section 4.7 of the FFLMR for the complete
analysis) was completed to analyze anticipated fire behavior within and adjacent to key
areas outside of the project’'s Brush Management Zones. The outputs of the analysis
included predicted flame lengths (measured in feet), anticipated spread rates (measured
as feet/minute), fire line intensity (measured as British thermal units/feet/second), and
predicted spotting distance of embers (measured in miles). Embers were noted to be
able to spread anywhere between 0.1 miles and up to 2.3 miles from the site with more
than 50 mile per hour wind speeds. This does not mean the setback between buildings
and wildland areas must be 2.3 miles, rather, the Assisted Living Facility will be
constructed in accordance with Chapter 7A of the California Building Code, which
established the minimum standard to protect life and property for a building located in a
wildland-urban interface fire area by increasing the ability of the structure to resist the
intrusion of flames or burning embers.
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As outlined in Chapter 5 of the FFLMR, Chapter 7A requires that the structure be built
using the latest ignition and ember resistant construction materials and methods for the
roof, walls, vents, windows and exterior doors, and appendages, and includes an interior
fire sprinkler system. Furthermore, the project requires Brush Management Zones
around the structure to better help reduce the risk of a wildfire spreading. Because the
eastern side of the development requires a modified brush management zone, the
project will implement alternative compliance measures to meet code requirements,
along the eastern side of the structure, including dual pane dual tempered windows and
the installation of an additional layer of 5/8-inch Type X fire rated gypsum sheathing
applied behind the exterior covering or cladding (stucco or exterior siding) on the
exterior side of the framing from the foundation to the roof. These alternative
compliance measures add a layer of protection to the structure by increasing the overall
time of fire resistance; Chapter 7 of the FFLMR provides a description of these alternative
compliance measures to the structure and provides justification for the inclusion of
these fire protection features for the modified Brush Management Zones (e.g., the
addition of a layer of tempering to structure windows to increase fire resistance time by
approximately 20 minutes, to maintain not less than an hour of fire resistance). With the
implementation of the alternative compliance requirements outlined in the FFLMR, the
Assisted Living Facility is expected to reduce risks to future occupants of the Assisted
Living Facility and would not exacerbate wildfire risks.

Additionally, per the FFLMR (Appendix O), the project site access and roadways will
comply with City code requirements and be consistent with the most current California
Fire Code. Further, as discussed in the state-mandated Emergency and Disaster Plan,
Attachment 2, Wildfire Evacuation Plan, because the structures on the project site would
conform to the ignition-resistant building codes codified in Chapter 7A of the California
Building Code, the structures would be ignition-resistant, defensible, and designed to
require minimal firefighting resources for protection, which enables the option for
shelter in place when it is considered safer than evacuation. . With the implementation
of applicable codes and the alternative compliance requirements outlined in the FFLMR,
substantial evidence supports the SEIR's conclusion that the Assisted Living Facility would
not exacerbate wildfire risks as described in CEQA Guidelines Section XX(b) or expose
people or structures to significant wildfire risks as described in CEQA Guidelines

Section IX(g) and Section XX(d). Impacts would be less than significant.

Evacuation

The City considers a project’s impact on evacuation significant if the project will
significantly impair or physically interfere with implementation of an adopted emergency
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response or evacuation plan per CEQA Guidelines Section IX(f), Hazards and Hazardous
Materials, and Section XX(a), Wildfire. As described in the state-mandated Emergency
and Disaster Plan, Attachment 2, Wildfire Evacuation Plan, in the event of an emergency,
evacuation would occur via the proposed project entrance located along El Camino Real,
which serves as an evacuation route for existing land uses in the project vicinity. As
concluded in Attachment 2, the proposed project would not impede the ability of the City
to implement its emergency operations procedures or the County’s Multi-Jurisdictional
Hazard Mitigation Plan or Emergency Operations Plan. The project does not propose any
land uses or structures that would impede the ability of the surrounding area to
evacuate should an emergency event occur, nor would the project obstruct or eliminate
any existing evacuation routes.

As previously discussed, the proposed project would be required to comply with
California Health and Safety Code Section 1569.695, which requires an Emergency and
Disaster Plan to be prepared as part of licensing provisions for State-licensed
“Residential Care Facilities for the Elderly” (RCFE). State law was amended by Assembly
Bill 2098 (2018), effective January 1, 2019, to significantly increase the requirements for
Emergency and Disaster Plans for residential care facilities. These amendments were
specifically intended to address concerns raised by evacuation of State-licensed RCFE
facilities during wildfires and natural disasters in 2017." The state-mandated Emergency
and Disaster Plan has been prepared specific to the proposed project and includes the
following per California Health and Safety Code Section 1569.695:2

(1) Evacuation procedures, including identification of an assembly point or points
that shall be included in the facility sketch.

(2 Plans for the facility to be self-reliant for a period of not less than 72 hours
immediately following any emergency or disaster, including, but not limited to, a short-
term or long-term power failure. If the facility plans to shelter in place and one or more
utilities, including water, sewer, gas, or electricity, is not available, the facility shall have
a plan and supplies available to provide alternative resources during an outage.

(3) Transportation needs and evacuation procedures to ensure that the facility can
communicate with emergency response personnel or can access the information
necessary in order to check the emergency routes to be used at the time of an
evacuation and relocation necessitated by a disaster. If the transportation plan

! See AB 2098 (2018) Assembly Floor Analysis, 8/27/18.
2 https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=HSC&sectionNum=1569.695
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includes the use of a vehicle owned or operated by the facility, the keys to the
vehicle shall be available to staff on all shifts.

(4) A contact information list.

(5) At least two appropriate shelter locations that can house facility residents during
an evacuation. One of the locations shall be outside of the immediate area.

(6) The location of utility shut-off valves and instructions for use.
(7) Procedures that address, but are not limited to, all of the following:

(A) Provision of emergency power that could include identification of suppliers of
backup generators. If a permanently installed generator is used, the plan shall
include its location and a description of how it will be used. If a portable
generator is used, the manufacturer's operating instructions shall be followed.

(B) Responding to an individual resident’s needs if the emergency call buttons
are inoperable.

(C) Process for communicating with residents, families, hospice providers, and
others, as appropriate, that might include landline telephones, cellular
telephones, or walkie-talkies. A backup process shall also be established.
Residents and their responsible parties shall be informed of the process for
communicating during an emergency.

(D) Assistance with, and administration of, medications.

(E) Storage and preservation of medications, including the storage of
medications that require refrigeration.

(F) The operation of assistive medical devices that need electric power for their
operation, including, but not limited to, oxygen equipment and wheelchairs.

(G) A process for identifying residents with special needs, and a plan for meeting
those needs.

(H) Procedures for confirming the location of each resident during an
emergency response.

The project-specific Emergency and Disaster Plan (Appendix Q of the Final SEIR) meeting
all of these performance standards on content, back up plans, duration of self-
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sufficiency, frequency of drills, and frequency of inspections required under state law
and including Attachment 1, El Camino Assisted Living All Hazards Emergency Operations
Program and Plan Manual, and Attachment 2, Wildfire Evacuation Plan, will be submitted
separately as part of the facility's licensing provisions and requirements pursuant to
California Health and Safety Code Section 1569.695, which ensures impacts do not rise
to the level of significance. Although the final Emergency and Disaster Plan and
associated attachments will be submitted separately as part of the facility’s required
licensing process, the documents are provided for further illustration of the Draft SEIR's
conclusions and to demonstrate specifically how they are applied to the project, as part
of the Administrative Record under CEQA for consideration as part of the project's
discretionary review.3 As discussed above, the addition of the El Camino Assisted Living
All Hazards Emergency Operations Program and Plan Manual for the El Camino Assisted
Living Facility and Wildfire Evacuation Plan for the El Camino Assisted Living Facility
Project would not trigger recirculation of the SEIR per CEQA Section 15088.5.

Moreover, the project's compliance with code requirements for building in a Very High
Fire Hazard Severity Zone provide emergency personnel with the option to have Assisted
Living Facility residents shelter in place if deemed appropriate and safe for the situation,
which is reflected in the statutory Emergency and Disaster Plan and its attachments.
State law requires the facility to train all staff members on the plan upon hire and
annually thereafter, conduct a drill at least quarterly for each shift, and review the plan
annually and make updates, as necessary. (Health & Safety Code § 1569.695 and
California Code of Regulations, Title 22, Section 87212.) The facility is required to submit
the plan with its initial license application. The State Community Care Licensing Division
shall confirm during annual licensing visits that the Emergency and Disaster Plan is on
file at the facility and includes required content. Therefore, the statutorily required site
specific Emergency and Disaster Plan and Wildfire Evacuation Plan attachment also
supports the Draft SEIR's conclusion that implementation of the project would not impair
an adopted emergency response plan or emergency evacuation plan as described in
CEQA Guidelines Section IX(f), Hazards and Hazardous Materials, and Section XX(a),
Wildfire. Impacts would be less than significant.

Evacuation Travel Time Impacts

The project-specific Emergency and Disaster Plan, including Attachment 1, El Camino Assisted Living All Hazards Emergency
Operations Program and Plan Manual, and Attachment 2, Wildfire Evacuation Plan, are provided in draft form for
consideration as to the plan content as part of the project's discretionary review. Additional detail under these plans will
be provided during City plan check review and prior to issuance of certificate of occupancy per California Health and Safety
Code Section 1569.695 and facility licensing requirements.
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The project also will not have any significant impact relating to evacuation that could
expose people including project occupants to significant risk of loss, injury, or death
involving wildland fires. In 2022, the California Office of the Attorney General issued
guidance outlining best practices for analyzing and mitigating wildfire impacts of
development projects under the CEQA. The guidance states that evacuation modeling
and planning should be required for all projects located in High or Very High Fire Hazard
Severity Zones that present an increased risk of ignition and/or evacuation impacts.
Public safety, not time, is the guiding consideration for evaluating impacts related to
emergency evacuation. Safely undertaking large-scale evacuations may take several
hours or more and require moving people long distances to designated areas. Further,
evacuations are fluid and timeframes may vary widely depending on numerous factors,
including, among other things, the number of vehicles evacuating, the road capacity to
accommodate those vehicles, occupants’ awareness and preparedness, evacuation
messaging and direction, and on-site law enforcement control. As documented in the
Wildfire Evacuation Plan and evacuation analysis, the proposed project would not
significantly increase the average evacuation travel time or result in unsafe evacuation
timeframes under representative evacuation scenarios. In an actual emergency, unified
command would take into account numerous factors to ensure consistency with the
County's Emergency Operations Plan. Further, as discussed above, the project is
required by state law to train its emergency managers on the procedures for refuge on
site in fire-resistant buildings or within the wide, converted landscapes and hardscapes
that would not readily facilitate wildfire spread. This provides the residents with a safer
alternative to risking a late evacuation as determined by fire officials, ensuring that
wildfire impacts do not rise to the level of significance.

The evacuation analysis with its traffic modelling also demonstrates the project will not
adversely impact residents’ ability to evacuate or emergency responders’ ability to access
the area and the site under reasonably anticipated conditions, taking into consideration
anticipated fire behavior in the area. Additionally, the project would provide residents
refuge on site in fire-resistant buildings or within the wide, converted landscapes and
hardscapes that would not readily facilitate wildfire spread. This would provide them a
safer alternative to risking a late evacuation.

With regards to comments speculating that vehicles making U-turns along El Camino
Real will adversely affect evacuation procedures at the project site, this is not the case.
As described in the project-specific Emergency and Disaster Plan, Attachment 2, Wildfire
Evacuation Plan, in the event of an emergency triggering an evacuation protocol,
emergency personnel and first responders would direct traffic to efficiently manage
evacuation of the area to limit impacts to the immediate circulation system.
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MR-3

Emergency Access and Response

Emergency access to the project site was addressed in Draft SEIR Section 5.8.3.4. As
discussed in the Draft SEIR, access to the Assisted Living Facility parcel would be via one
proposed right-in/right-out only driveway along EI Camino Real, which was constructed
as part of the church component. The fire access lane would start at the Church access
point from El Camino Real and end at the Assisted Living Facility parking lot (Figure 3-3,
Fire Access Plan, of the SEIR). Additionally, the Assisted Living Facility would provide a
hammerhead turn around at the entrance to the Assisted Living Facility, as well as an
alternate t-turn that would accommodate fire apparatuses. The proposed project’s
private access road and parking lot would be constructed in accordance with SDMC
Sections 55.8701 and 55.8703, which outline the requirements for fire apparatus access
roads and gates to ensure adequate emergency access within the project site. The
required fire access roads throughout the area are designed to meet County of San
Diego Consolidated Fire Code, including 24-foot-wide, unobstructed roadways, adequate
parking, turning radius, grade maximums, and roadside fuel modification zones. As
concluded in Section 5.8.3.4 of the SEIR, the Assisted Living Facility would have adequate
emergency access.

The state-mandated Emergency and Disaster Plan and associated attachments provide
additional detail regarding how the project would comply with state law related to fire
prevention, protection, and evacuation, clarifies information and conclusions already
provided in the Draft SEIR, and as discussed above, would not trigger recirculation of the
SEIR per CEQA Section 15088.5.

Indirect Impacts Relative to Multi-Habitat Planning Area (MHPA) Lands and
Biological Resources

Background

The Multiple Species Conservation Program (MSCP) was developed to preserve a
network of habitat and open space, protecting biodiversity and enhancing the region's
quality of life. The City's MSCP Subarea Plan (Subarea Plan) was prepared pursuant to the
general outline developed by the U.S. Fish and Wildlife Service and the California
Department of Fish and Wildlife (collectively referred to as “wildlife agencies”) to meet the
requirements of the California Natural Communities Conservation Planning Act of 1992. This
Subarea Plan forms the basis for the implementing agreement, which is the contract
between the City and the wildlife agencies that ensures implementation of the Subarea Plan
and thereby allows the City to permit development that may result in take of covered species
(e.g., loss of habitat supporting a listed species).
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Conservation Measures

The City's MHPA was developed by the City in cooperation with the wildlife agencies,
property owners, developers, and environmental groups. The MHPA delineates core
biological resource areas and corridors targeted for conservation. Within the MHPA limited
development may occur.

Section 1.4.3 of the Subarea Plan provides Land Use Adjacency Guidelines (LUAGs) that
ensure minimal impacts to ecological functions and services that are intended to be
conserved within the MHPA. The LUAGs are intended to be implemented on a project-by-
project basis. LUAGs are provided for the following issue areas: drainage, toxics, lighting,
noise, barriers, invasives, brush management, and grading/land development.

Implementation and Enforceability

Section 5.4.1 of the 1996 MSCP Plan includes the following required actions from local
jurisdictions that ensure implementation of the MSCP:

1. Amend land use plans, as needed, to be consistent with the
jurisdiction’s MSCP subarea plan, including land use designations and
guidelines for development.

2. Adopt or amend zoning ordinances, codes, guidelines, and other
development regulations, as needed, to ensure that approval of
private and public development projects is consistent with the MSCP
subarea plan.

3. Implement mitigation and/or encroachment standards consistent with
achieving habitat conservation targets in the MSCP subarea plan.

4. Implement policies, regulations, and cooperative agreements to
ensure that conservated lands are managed and monitoring in
conformance with the MSCP Plan and subarea plan, following approval
of development permits.

5. Conduct environmental review of projects as required by the California
Environmental Quality Act, including review of feasible alternatives and
incorporation of avoidance and mitigation measures, consistent with the
MSCP Plan and subarea plan, to reduce or eliminate biological impacts.
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6. Develop and implement, in conjunction with the wildlife agencies, a
process to monitor the overall progress of the MSCP that reduces or
eliminates the need for project-by-project wildlife agency review
and/or approval.

7. Prepare and implement habitat management plans for existing local
public lands contributed for habitat conservation, habitat lands acquired
using local funds, habitat lands dedicated through the development
process, and other lands as applicable.

8. Maintain records and maps of habitat acreage conserved and developed
and prepare an annual report.

9. Meeting annually with the wildlife agencies regarding implementation of
the subarea plan.

10. Participate in public hearings on the implementation status of the MSCP,
and submit a status report, including any new biological data, to the
wildlife agencies every 3 years.

11. Coordination conservation actions with adjoining jurisdictions and multi-
jurisdictional habitat and open space planning efforts.

12. Participate in the planning, development, and implementation of regional
or subregional funding for the MSCP. (City of San Diego 1997)

Within the City, these requirements are implemented through the Environmentally
Sensitive Lands Regulations (Chapter 14, Article 3, Division 1 of the San Diego Municipal
Code Section 143.01) and the Land Development Code Biology Guidelines (2018). The
Code requires conformance with the provisions of the Subarea Plan, including Section
1.4.3 outlining LUAGS. A project conformance evaluation is a required section of the
Biological Resources Technical Report and is incorporated into the applicable CEQA
document. Chapter 4 of the Biological Resources Technical Report (included as Appendix
D to the SEIR) addresses the project’s conformance with the LUAGs and the analysis and
is summarized in the Draft SEIR. City staff review the evaluation to ensure the
determination of conformance is correct. Public review of the CEQA document provides
an opportunity for the wildlife agencies to additionally review conformance.

The evaluation of conformance with the LUAGs relies on project development plans,
including conditions of coverage such as recording of a covenant of easement for
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undeveloped portions of the MHPA on site. All applicable LUAGs are required to be
shown on plan exhibits and drawings during a project’s plan check review prior to
issuance of a grading permit or other related permits related to project-specific activities.
As identified in Table 3-3, in Chapter 3 of the EIR, the project includes CM-BIO-1, which
states that the Assisted Living Facility shall adhere to and implement the following
mandatory and non-mandatory measures contained in the MHPA LUAG. An
environmental consultant with experience in biological resources shall evaluate the
project development plans to ensure the following:

e drainage is adequately controlled and treated before discharge into the MHPA.
e storage of toxics is not located adjacent to the MHPA.
e lighting is directed away from or shielded from the MHPA.

e no barriers to wildlife movement are erected in the MHPA.

e invasives are not planted along the MHPA edge.

zone 1 brush management and grading are located outside the MHPA.

Any project that did not comply with the LUAG requirements would be subject to City
Code enforcement. Accordingly, they are fully enforceable measures.

In terms of performance standards, the MSCP is an Endangered Species Act Section 10
Habitat Conservation Plan for the authorized “take” of listed species. Where a project has
direct impacts on a listed species, the MSCP mandates the mitigation ratios required to
minimize take. This project would not have a direct impact on listed species because its
development plan avoids the MHPA areas on site. Therefore, no project specific habitat
conservation plan is required. Where a development could have an indirect impact on a
listed species, the MSCP incorporates the required mitigation into the plan and
Environmentally Sensitive Lands Regulations to avoid take, which includes the LUAG
requirements. The LUAG requirements are effective in avoiding take of a listed species
because they separate the environmental pathway between the project’s light, toxics,
drainage, brush management, and grading/land development and the listed species
habitat. The project’'s brush management and grading are outside the MHPA and would
construct no wildlife barriers. Invasive plant species are not permitted onsite, including
in the cutting garden. Accordingly, by a project’s legal requirement to follow the LUAG
requirements, such impacts do not rise to the level of significance. The SEIR documents
the project's compliance with the LUAG requirements to avoid take.

Finally, where the LUAG requirements specifically call for the implementation of a
mitigation measure (i.e., noise impacts to biological resources), the City has imposed
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MM-NOI-1 to ensure that project noise impacts are physically separated from the listed
species’ nesting areas. This mitigation measure is not improperly deferred. MM-NOI-1
would employ methods of noise abatement (running fewer pieces of equipment near the
habitat, running them slower, enhancing sound reduction on construction equipment
mufflers, and constructing noise barriers) capable of reducing project noise to 60 A-
weighted decibels (dBA), which is the level necessary to avoid noise impacts to nesting
birds and other protected species. As discussed in Appendix | these mitigation
techniques are capable of reducing noise to 60 dBA, a 22 dBA difference from the
highest anticipated construction noise level of 82 dBA. Finally, to mitigate significant
noise impacts to neighboring residents and adhere to the City's construction noise
threshold of 75 dBA, only a 7 dBA reduction in construction noise would be necessary—
far less than a 22 dBA reduction. Therefore, the same measures provided in MM-NOI-1
will also prevent significant noise impacts to neighboring residents.
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Response to Comment Letter F1

U.S. Fish and Wildlife Service

Front Eng. Anita <anita_eng@fwegavs
e o 0 00 June 23, 2023
oc Zoutendyk, David; Kalinowski Alisan [Alj@wiklife
Subject: [EXTERMAL] El Camnina Real Acsicted Living Facility GT5T37
F1-1 The comment is an introduction to comments that follow.
**This email came from an esternal source. Be cautious about clicking on any links in thisemailor opening
attachrents **
F1-2 Figure 3-4b, Landscape Plan - Trees, of the SEIR shows

In reply refer to: 20230523 23 0087335 CEOA-SEIR_SD that multiple tree species, including New Zealand

Good afternoon, Christmas Tree (Metrosideros excelsa) and Australian
The Service has reviewed the draft Subsequent Environmental Impact Report [SEIR) and Biclogical Technical F1-1 H H H H
Report (BTR) for the El Camine Real Assisted Living Facility project. i WIHOW myrtle (Agonlsflexuosa)’ WI” be planted ad.lacent
In Section 5.4.3.5, the SEIR refers to 2014 Church EIR Chapter 5.4 that states all related landscaping and tO the M UItI_Habltat Plannlng Area (M H PA); these tree
revegetation forthe Church would be limited to native species in areas adjacentto the MHPA with H H -
implementation of Mitigation Measures LU-1 and LU-2. Thus, no invasive non-native plant species will be used spECIes' as We” as Others planned for plantlng' are non
in areas adjacent to natural open space and impacts would be lessthan significant. native Ornamental Species Comm0n|y Used in Southern
HPwever, Figure 3-4b in thE.PI'DjEEt Description of the Subsequent.EIRin:Iudes spetigs such as.AustraI\an Ca”fornia. In addition, a mix Of a”_native Sh rub Species
willow and Mew Zealand Christmas tree. It appears that these species are proposed directly adjacent to the
MHPA. is also proposed for planting at the MHPA boundary, as
Furthermore, Section 4.16 of the BTR reats F12 shown on Figure 3-4a, Landscape Plan - Shrubs, of the
MSCP LUAG: N invasive ror-rative plant spagias skl ba introducad ito arags gajacent to tha MHPA SE | R None Of the Spe(]es proposed for pla nt| ng at or
The .prsje:cr WJJ’J.’ Incorp?mre lardscaping around the structure and parking fot chat will be light/y vegetated with near the M H PA boundary and ShOWn in F|gu res 3-4a and
a primariiy rative spegies palatta. . . . . .

3-4b are listed as a noxious invasive according to the
Please clarify whether native species will be used exclusively or primarily in landscaping associated with this . . . . .
project. If nen-native species are proposed, please confirm thatnone of the species includ ed are consid ered Ca“fornla InVaSlVe Plant Councll Therefore, the prOJeCt
non-native invasive plant species as identified by the California Invasive Plant Council. i

would not have any new or more significant impacts

We appreciate the opportunity to comment on this draft SEIR. Feel free to contact me if you have any E1-2 . R . . .
questions regarding this email relat'ng tO non-na“ve Invasive plant SpeCIeS nOt
thank vou, analyzed in the 2014 Church EIR. As noted in Table ES-2,
Anfa Eng mitigation measures LU-1 and LU-2 apply to the Church
Fish and ‘Wildlife Biologist . . . . .
U5, Foh and Wid e Service site, but the Assisted Living Facility Site does not rely on

! those mitigation measures to reach its less than

significant impact conclusion.
F1-3 Comment noted.
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2177 5alk Avenue, Suite 250
Carlsbad, CA 92008
[571)547-3203*
anita_eng@fws.oov
[shefher)

*Plagse amall to sehedule @ ool or meaating If keaded.

Fage 2 of 2 in Comment Letter F1
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Comment Letter

From: ¥ i Jeffrey <15y ‘gavr an behalf af D50 EAS
<DEDEASEandiega.gavs

Sent Tuesday, June 20, 2023 1:14 PM

To Srymanek Jeffrey

Subject F: El Camina Real Assisted Living Facility Praject

From: Zamara, Cherry @CATC <Cherry.Zamora@catc.ca.gove
Sent: Thursday, June 15, 2023 4:51 PM

To: D30 EAS <DSDEAS@sandiego.govs

Cr:Pennebaker, Laura@00T <Laura. Pennebaker@oats ca.govs
Subject: [EXTERNAL] El Camina Real Assisted Living Facility Project

**Thizemail came from an external source. Be cautious about <licking on any links inthis email or opening
attachrments.**

Dear 5ara Dshorn:

The Califarnia Transpartation Commissian [Cammission) has received the City of San Diega’s Katize af Availability af a
Graft Subssquent Enviranmental impact Repart far the £ Camino feal Assisted Living Faciity Prajsct. Cormmission staff
da not have comments at this time.

For all projectsthst are anticipated to require Commission approval far discretionary actions, including route adoptions,

new public road connections, or funding alkocation requests, full compliance with the California Environmental Cuality 51-1
Azt [CEQA) isrequired. The Commission will not allozate funds to projects far design, right-of-way, arconstructian, ar
approve route adoptionsor new public road connections, until the environmental document iscomplete, and the
Commission has approved the Ity cleared project. The CEQA lead agency must contact and wark with the
Commission directhyto ensure the final environmental document & brought forward to the Commission for action.

Regards,

Cherry Zamora
Califarnia Transportation Commission
[B16)6E4-4245 | cherry.zamaora@cate.ca.zow

$1-1

Response to Comment Letter S1

California Transportation Commission
June 15, 2023

Comment noted. The project is not proposing new
public road connections or funding that would require
approval by the California Transportation Commission.
The comment does not raise an issue with the adequacy
of the environmental impact analysis; no further
response is required.
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Comment Lelter 52 Response to Comment Letter S2

b e by iz Mo, Dl s B California Department of Fish and Wildlife (CDFW)
Subject: [EATERHAL] B Camina Red Assisted Living Faclity Piajedt DSEIR. {Piaject Mo, 676732, SCH X211 3071043)
Drates: Fanday, Jane 26, 2023 4:15:3 PH June 26' 2023
**This ernail came ffom an extemal source. Be cautious shout clicking on amy links in thie

il i h EE . .
R — $2-1 The project proposes a cable-rail fence along the
Hi sara, eastern boundary with the MHPA to deter public access
CDPW hes reviewzd the Dreft Subsequ ent Environmental Impact Re por (DSER) and assacitee and facilitate wildlife movement. As determined in the

documents fer the El Caminc Real Assisted Living Facility Preject [Project). As stated in the DSEIR and
Biclogical Technical Repert, the Project propeses o install fencing aleng the eastern Project

SEIR, the Assisted Living Facility footprint is not

o[22 considered to be within a biological core or linkage area

and faciltate wildife mevement in this area and is not expected to interfere with movement of

Fes! free to contact me if you have any questions regarding this amail migratory fish or wildlife. Impacts related to wildlife

Thankvyeu, corridors and linkages would be less than significant.

i The Assisted Living Facility development would avoid

o ) o o impacts to the on-site Multi-Habitat Planning Area

e wiie (MHPA) (CM-BIO-1). In addition, the Assisted Living

BEmARuTn Bozd, San Diego, CAB2128 Facility would comply with the City's standard MHPA
LUAGs (CM-BIO-1) and Water Pollution Control Plan
(CM-BIO-5) as conditions of approval. As such, the
Assisted Living Facility development would comply with
the Multiple Species Conservation Program and no
biological resource impact related to an MHPA
inconsistency would occur.
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CommprtLetiecld Res ponse to Comment Letter L1
i San Dieguito River Park Joint Powers Authority (JPA)
© rek Road June 21, 2023
280
ENTIERATIEO™  June 21,20 L1-1 The comment is an introduction to comments that follow.
HOARD OF DIRECTORS une 21, 2023
Email to DSDEAS@Sandiego.gov
Smodom L1-2 The comment provides background of development of
ity of San Diego Development Services Center . . . .
Frlieiag el the San Dieguito River Valley. Impacts to the Multi-
Subject: El Camino Real Assisted Living Facility/675732 Ha bitat Pla nn i ng Area (M H PA)’ inCIUding im paCtS
The San Dieguito River Park Joiat Powers Aulhority (JPA) is comprised of the cites ] associated with noise, human activity, and lighting are
“* of San Diego, Poway, Escondido, Solana Beach, Del Mar, and the County of San . . . .
e Diego. The JPA mission is to implement the San Dieguito River Park, including the addressed in Section 5.4, B|o|og|ca| Resources, of the
Coast to Crest Tf;nl. from the beach in Del Mar to Volean Mountain in Julian. K K X X . L.
Ovcrutl lhiJP\suoal is 1o protect, enhance, and restore critical habitat and provide SE|R AS dlSCUSSGd in thlS SeCthﬂ the ASSlSted le'n
KILI'CJ' f9nd (hyppfmumucrx for hiking, biking, and equestrian ;]‘(“?Mlcl\. and !f)r ) . . .
Commitos s the Bcard of Directos of s San Degaie Rives Pk JPA reviowed Facility would be required to comply with the LUAGs
the Subr: nv al Impact S SE! for the proposed El Camino .
At v Py (SR B o prpossdELC L (see also CM-BIO-1 and CM-NOI-2 in SEIR Table 3-3,
The JPA recognizes that it is for City of San Diego decision makers, and ultimately Summary of Assisted |_|V|ng Fac|||ty Project Design
for the San chgfz City Council, not the JPA, to decide if this p(n](\j.l should be X X
el (6 i ff?{li‘;f._,'g‘le"?’f._f-ih‘?‘m‘f}}'ri‘fl}ﬁi?.i"fm'lifi'.lf Features and Compliance Measures, in Chapter 3,
w0t e o it i ko B e Project Description). The SEIR concluded that impacts to
and corrected before a final decision on the project is made. i b|o|o |Ca| resources Would be |ess than S| n|f|cant W|th
Overall Comments 1 . g . g
The project site is within the San Dieguito River Park Focused Planning Area (FPA
dll]d ‘.spxljjcal)l |Iu the S:m Dlic:mm L;ngounk:md ,\?luh‘i‘plc Habitat Plunnln:.-\rcu ! m Itlgatlo n.
MHPA) and Gonzales Canyon wildlife corridor. Gonzales Canyon connects the San
i’?wgln}xl Riv:: Valley u& the Del Mar tMce.zl.v‘('d'nnE Muluuu; and Los }fcnfm:un:s
syl pedprorim oty ok 5% Analysis of the size and bulk of the Assisted Living
floodplain and 28% is located in the MHPA. .y P . . .
R R Facility is included in Section 5.9, Visual Effects, of the
The project site is highly visible within the San Dieguito River Valley. Unfortunately, . .
this cntire mesa adjacent to the MHPA has been permitted to develop in a piecemeal SEIR. The SEIR concluded that visual resource impacts
fashion over the past ten years with little regard for the surrounding resources and_ns . . . .
regional connectivity, The JPA submitted comment letters raising these concemns for ¥ WOU|d be |ess than Slgnlﬂca nt AS descrlbed in M R_’I ,
Land Use and Zoning Consistency, through compliance
with the AR-1-1 zone requirements, the building design
and site plan of the Assisted Living Facility would be
non-urban in character and would also be consistent in
bulk and scale to surrounding development. Further,
the Assisted Living Facility component would be smaller
than the tallest point of the church component, which
El Camino Real Assisted Living Facility Project City of San Diego
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Ms. Osborn
El Camino Real Assisted Living SEIR/675732
Page 2

contains a 93-foot-tall dome. While surrounding
development in the area lacks a consistent architectural
theme, the Mediterranean aesthetic of the proposed
project would include architectural features that would
be compatible with surrounding structures (primarily

8K e o P o ok e ST d MR g g, T 4 multistory construction, light colored, stucco clad

ks i o T U, A O s ot om e = exteriors, red tiled roofs, and landscaped yards).

Rt Dk o ot Mgk o0 MocgA A Wil 1 SRR Landscaping would be provided throughout the Assisted

BN . ot it s e * Living Facility but would focus heavily on landscaping
isdaviepioni i ipmeolfarigsrabainmossies s o H R along the southern and eastern boundaries adjacent to
e corcor I* the Villas at Stallions Crossing development and MHPA.

" prejoct pace s et it s o0 milgaion s oot T The open space and landscaped areas would comprise
icwbed foc, s of e FPA nd E:f:l':f:;imﬁ pobisdy g Les approximately 45.6% of the Assisted Living Facility site,
e R S | consistent with the generally natural character of the

s okt et i ) o s A il site and the surrounding area. Additionally, as described
oot gy e st s | in Section 5.9 Visual Effects and Neighborhood
Eagact b w2 e el Tnoms e, e, s ot ca s | Character of the SEIR, the project site development
msi v i o il e ol o B 15 would not be visually prominent or distinct in the broad
S i o stk speopil g o wiAL G Ptk San Dieguito River Valley landscape due to distance and
bk remraiinerlol -t iparbion o vy iy intervening vegetation intermittently blocking views of
ity s the project site. Please also see MR-3, Indirect Impacts

* Atpage 9.1 ctseq.the SEIR identifics projectaltematives: Off-ste Relative to Multi-Habitat Planning Area (MHPA) Lands
pusesg ey A i o A . -

i L1-3 Section 5.4, Biological Resources, of the SEIR addresses
| impacts to terrestrial and avian species, in accordance with
what is required under CEQA and the City's Biological
Guidelines. Animals such as bobcats and coyotes are not
Page 2 of 4 in Comment Letter L1 identified as candidate, sensitive, or special-status species
in the Multiple Species Conservation Program or other
local or regional plans, policies, or regulations, or by the
California Department of Fish and Wildlife or U.S. Fish and
El Camino Real Assisted Living Facility Project City of San Diego
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project size allernative, alterations to the footprint or bulk and height of the
project or inclusion of buffers from the wildlife corridor or sensitive arcas to

Wildlife Service. Mule deer are considered sensitive but as
discussed in the Biological Technical Report they were
determined to have a low potential to occur within the
project site boundary. According to the requirements of
the City's CEQA Significance Determination Thresholds
(City of San Diego 2022) and the CEQA Guidelines, the

. o . L1-6
reduce impacts to wildlife and to the River Park, The re height | i ici i i i
s npe t;n,d]y.mc.nmn;;:sml; - » h.‘fi_:q.uiﬂ ew | cont impact analysis is not required to assess non-listed species
ofthe altematives efiminited from detaied anlysis ’ or those without potential to occur at the project. The SEIR
+ The SEIR fuls to adequately consider the restoration of over 200 acres of San did evaluate all special status wildlife, however potential
Dieguito Lagoon tidal wetland habital immediately to the west of the project . . . . .
site and a eritical part of the wildlife corridor and regional connectivity. The |mpacts were Only identified for avian spec|es |mpacts to
draft FIR ahiu fiails to discuss the potential |!T|pk|:t5 that llhr;‘ building mass, ) ! K X A .
pormbined i ot ety sonsctod st g, would et i . special-status wildlife species would be less than
! . ¢ I w7
investment in land preservation and habitat res ion has been made in the H i H H H
.n,.iﬂr:Znt l;gnnn‘amlij(’innzal‘z‘:s l'.‘anynnv?"f:llif‘cg?:idmjvcrcthc p:‘zt n’:nI Slgnlﬁcant Wlth the InC|USIOn Of MM-BIO_1 and MM-BIO_Z'
oy o oo b e S In particular, impacts to avian species have been
e e e aecommat addressed in Section 5.4.3.1 of the SEIR and were
+  The cumulative impacts of adding this project in combination with the others determined to be less than Slgnlﬂcant with |ncorporat|on
red on this mesa is not sulfeiently addressed or mitigated in the SEIR H H H
::I];‘prml:‘kzn Egl___h_l‘d:m;:‘:“;: .‘““,“'"»'["T'““‘.‘; f _ of MM-BIO-2. Lastly, as discussed in Section 5.4.3.3 of the
designate T Space &N agriculture as riste for its | i i i i
lncﬁtinn.AIII’t:rwi:; Eﬁgcprcg']:cliiilcc[?:l:!dja;::m :‘l’::il:l"r:?;r:tlcoro * ! SElR’ ImpaCts on Wlldllfe movement and nursery Sltes
canflicts with the tremendous progress made in oyt it L1-8 . L
pInlCCt:Oll to implement the vli’in:of't;'bc ::m ‘Df::i::‘;i:?:rﬁika‘g’gf WOUId be |ess than Slgnlﬂca nt
project combined with the adjacent buildings will harm the function and
values of the corridor w!ﬂ.\ its adge.e_'ﬁ'ects:. The proposed |nc?jocl“s !cqui_rcd
:"ﬁ;‘,’:;:;‘fwk e e e At 0 th omdors function L1-4 Section 5.9, Visual Effects, of the SEIR addresses
Contusion potential impacts to the existing quality of views.
thse defcences and ta fth mrofet o procoed that s o ldits an e Because it is infeasible to assess project impacts from all
San Dieguito River Park be fully mitigated. Thank you for this opportunity to . . . . .
comment on the SEIR and please lot the gned know if any additional L1-5 aVa||ab|e VleprIr]tS n the Surround'ng al’ea, d Set Of
information from the JTPA would be helpful.
For your record, the JPA board considered the SEIR and a drafl comment letter ' representative pu b|IC VieWpOintS was Selected tO
recommended by the JPA’s Citizen Advisory Committee at the JPA's Board meeting i\ ture the range Of V|eWS to the proJect Slte avallable
cap
to viewer groups in the area. The representative public
viewpoints are depicted on Figure 5.9-1, Public Views
Page 3 of 4 in Comment Letter L1 Key Map, and include northbound Interstate 5, the
Coast to Crest Trail, Via de la Valle, El Camino Real
(northbound travel lane), and Overlook Park. The SEIR
analyzed views from within the San Dieguito River Park
El Camino Real Assisted Living Facility Project City of San Diego
RTC-27 October 2024
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of June 16, 2023 and voted unanimously to appoint Board member Worden and

L1-&8
cont.

n the JPA Bourd, o
lingly, the JPA Exe
than Chair La Cava.

Stiarima Anderson - (. —
Executive Director

Passed June 16, 2023 Board Meeting:

AYES: 6 (KHOURY, PEPIN, WORDEN, GARCIA, G KAZMER ALTERNATE
FOR ANDERSON, MACDONALD)

NOES: 0

ABSTAIN: 2 (LACAVA, Q GROUNDS ALTERNATE FOR VON WILPERT)
ABSENT: | (LAWSON-REMER)

Fage 4 of 4 in Comment Letter L1

L1-5

trails through the establishment of a Key View Point on
the Coast to Crest Trail, (Key View Point 2; see Figure
5.9-1). The San Dieguito River Park is also visible from
public viewpoints such as from Via de la Valle (View 3)
and Overlook Park (View 6). While additional public
viewpoints from trails within the San Dieguito River Park
were not selected for detailed analysis, public
viewpoints established on El Camino Real (specifically,
Key View Point 5), are generally representative of the
view to the Project site available to river park trail users
on the Dust Devil Nature Trail (intermittently closed
since the start of Phase Il of the San Dieguito Wetlands
Restoration Project in January 2022).

Pursuant to the City of San Diego CEQA Significance
Determination Thresholds, the section concluded that
impacts would be less than significant because the
project would not substantially obstruct any designated
public corridors and would not substantially block an
identified scenic resource from view of the public. In
addition, the project complies with the applicable height
and bulk requirements of the San Diego Municipal Code
(SDMC) and would have no impact related to view
blockage due to height or bulk regulation exceedances.

The comment addresses concerns over light, glare, and
noise impacts. Section 5.10, Noise, of the SEIR addresses
operational ambient noise increase impacts such as
roadway traffic noise, traffic noise exposure to future
project occupants, and stationary noise. The additional
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traffic from the Assisted Living Facility would result in a
community noise equivalent level increase less than the
City's traffic generated noise threshold, defined as a
direct project-related permanent ambient increase of 3
decibel or greater, and therefore the Assisted Living
Facility would result in a less-than-significant traffic
noise impact. Interior noise levels from traffic noise
exposure are expected to be 27 A-weighted decibels,
which is below the City’s threshold of 45 decibels
community noise equivalent level within habitable
rooms; impacts would be less than significant. Finally,
noise generated by stationary operational equipment
would not exceed City established noise limits (SDMC
Article 9.5: Noise Abatement and Control, Division 4:
Limits), and therefore impacts would be less than
significant. These impacts were found to be less than
significant and therefore no mitigation is required.

Section 5.4, Biological Resources, of the SEIR addresses
impacts on wildlife. The Assisted Living Facility would be
required to comply with the City's MHPA LUAGS, which
includes measures relating to drainage, toxics/project
staging areas/equipment, lighting, noise, barriers,
invasives, brush management, grading/land
development, and area specific management directives
during construction and operation. These measures
would be adhered to because they are required by the
SDMC. As concluded in the SEIR, impacts would be less
than significant.

CM-NOI-1 also includes construction restrictions and
measures related to noise that would avoid indirect

El Camino Real Assisted Living Facility Project City of San Diego
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impacts to nesting birds. Operational noise impacts
were addressed in Section 5.10 of the SEIR and
determined to be less than significant; therefore, no
mitigation was required. Due to the presence of coastal
California gnatcatcher in the coastal sage scrub habitat
located to the southeast of the project site within the
MHPA, the project must ensure noise levels do not
exceed 60 A-weighted decibels hourly average during
the coastal California gnatcatcher breeding season
within this MHPA area occupied by gnatcatcher. Table
5.10-8 of the SEIR includes the results of traffic noise
modeling for the project, which shows an overall
decrease in traffic noise at ST2 (located within the MHPA
on site) resulting from project implementation.
Consistent with the conclusions made in the SEIR, the
project would result in less than significant impacts
related to operational noise. Additionally, MM-NOI-1,
MM-BIO-1, and MM-BIO-2 would reduce the temporary
construction-related noise impacts to less than
significant. Please also see MR-3, Indirect Impacts
Relative to Multi-Habitat Planning Area (MHPA) Lands
and Biological Resources.

Section 5.9, Visual Effects, of the SEIR addresses the
lighting and glare impacts resulting from the Assisted
Living Facility. Similar to the adjacent church sites,
outdoor lighting at Assisted Living Facility would include
parking lot lighting, lighting for security and general
illumination of outdoor spaces, and site lighting at
primary entryways. All outdoor lighting elements
installed on the Assisted Living Facility would comply

El Camino Real Assisted Living Facility Project
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with the City’s Outdoor Lighting Regulations as
established in SDMC Section 142.0740 that requires
installation of outdoor lighting fixtures that minimize
negative impacts from light pollution (including light
trespass and glare). Moreover, the City's Outdoor
Lighting Regulations require the permittee to comply
with the lighting regulations in the California Energy
Code, California Code of Regulations, Title 24, Part 6;
Green Building Regulations (Chapter 14, Article 10); and
Electrical Regulations (Chapter 14, Article 6). See SDMC
Section 142.0740(a)(3).

The light reflectivity of the glass materials selected for
the Assisted Living Facility is also required to comply
with the City's glare regulations, which prohibit more
than 50% of the building exterior from using reflective
material from that exceeds a reflectivity factor greater
than 30%. See SDMC Section 142.0730.

As described in the SEIR, the architecture of the assisted
living facility would be Mediterranean in style, with the
majority of the building facade consisting of light-
colored stucco and dark wood details. Incorporation of
windows in the fagcades of the proposed structure is a
typical development and design approach and building
exteriors will not feature a 50% or greater total surface
area that would be dedicated to windows. While
windows on the exterior facades of a primarily stucco
residential structure are not anticipated to result in
substantial glare to viewers, including nearby motorists
and trail-based and open space recreationalists or to

El Camino Real Assisted Living Facility Project City of San Diego
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adjacent habitat areas, the potential for the project to
produce visible glare is considered below.

Reflective surfaces on the project site would not
contribute to traffic hazards. The nearest roadway, El
Camino Real, is located approximately 180 feet west of
the project site (and roughly parallels the project site for
approximately 290 feet). Within the approximately 180-
foot-wide setback area, the project site is buffered from
El Camino Real by a surface parking lot for the adjacent
church and a near continuous row of mature pine trees
planted in a landscape strip that parallels EIl Camino
Real. Smaller ornamental trees are also scattered
throughout the surface parking lot and, along with the
referenced pine trees, help to screen the project site
from view of passing motorists on El Camino Real.
Based on the relatively short length of frontage of the
project site to El Camino Real, extensive landscaping,
intermittent nature of views to the project, peripheral
views of motorists to the project, and reflective
materials on the project site, the project would not
contribute to a potential traffic hazard from glare on El
Camino Real or other nearby roadways.

Vegetation communities and land covers on the project
site and the surrounding area are mapped and
presented on Figure 5.4-1, Existing Biological Resources,
of the SEIR. As shown on the figure, vegetation
communities and land covers adjacent to the northeast,
east, and southeast of the project site include disturbed
habitat, non-native woodland, non-native grassland,
eucalyptus, and Diegan coastal sage scrub. Riparian

El Camino Real Assisted Living Facility Project City of San Diego
RTC-32 October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT RESPONSES TO COMMENTS

habitat including southern willow scrub, mulefat scrub,
and marsh lands occur within the biological study area,
but none of these communities are immediately
adjacent to the project site and each mapped riparian
area is visually buffered from the project site by mature
eucalyptus and other trees (see Figure 5.4-1). Based on
the presence of intervening trees, clear lines of sight to
the project site (located approximately 35 feet higher in
elevation than the mapped riparian areas to the east in
Gonzalez Canyon) are limited or unavailable from
nearby riparian areas.

As shown on Figure 5.4-1, the proposed Assisted Living
Facility building (approximately 40 feet tall) would be
mostly set back from the canyon edge, although a
relatively narrow eastern wing would extend out from
the primary structure. While the east- and north-facades
of the Assisted Living Facility building would incorporate
limited glass windows in the design, the project also
includes implementation of a landscape plan that
consists of (among other targeted plantings) the
installation of 24-inch and 36-inch box trees along the
eastern site perimeter. See Figure 3-4b, Landscape Plan.
Combined with the presence of existing mature
eucalyptus, palm, and other trees along the nearby
slope and Gonzalez Canyon bottom, as well as the
limited exposure of off-site areas (including riparian
areas on the nearby canyon bottom) to the east, views
of the Assisted Living Facility would not diminish off-site
or riparian habitat quality due to substantial glare.

El Camino Real Assisted Living Facility Project City of San Diego
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Public open space near the project site includes the San
Dieguito River Park and Gonzalez Canyon Open Space
Park. The San Dieguito River Park is generally located to
the north, northwest, and west of the project site (and El
Camino Real) although public access is limited to trails to
the north of the San Dieguito River and west of El Camino
Real. Specifically, the Dust Devil Nature Trail (open to
pedestrians only) is located to the west of El Camino Real,
and its formal parking lot/staging area, with access off
northbound El Camino Real, is situated approximately 250
feet to the west of the project site. The Gonzalez Canyon
Open Space Park encompasses a portion of the canyon
lands located to the east of the project site, although
public access and use is generally limited to a short out-
and-back trail originating at service roads off Old El
Camino Real and near existing blufftop homes (no formal
parking or staging areas are provided).

Exterior building materials used on the Assisted Living
Facility building would have limited potential to result in
reduced enjoyment of public open space. From most
public trail viewing locations in the San Dieguito River
Park, the Assisted Living Facility would be viewed as a
distant feature situated adjacent to existing visible
development of generally comparable mass and scale.
Moreover, the existing pine trees and proposed 24-inch
box trees along the west perimeter of the project site
would help screen the 40-foot-tall Assisted Living Facility
building from open space recreationists in the San
Dieguito River Park. By | locating the Assisted Living
Facility in an area of the landscape where existing
development occurs and through partial screening of

El Camino Real Assisted Living Facility Project City of San Diego
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the Project by existing development an vegetation/trees,
construction of the project would not result in reduced
enjoyment of open space park opportunities in the San
Dieguito River Park.

Concerning effects to views from the Gonzalez Canyon
Open Space Park, use of park trails nearest to the
project is limited based on the lack of formal parking
and staging facilities and, while the project site is visible
from segments of the out-and-back trail, views along the
route are routinely blocked by mature eucalyptus trees.
Further, the 40-foot tall Assisted Living Facility would be
partially blocked from view of trail users by existing
mature eucalyptus trees and by 24-inch and 36-inch box
trees to be planted along the eastern perimeter of the
project site. Therefore, based the lack of established
trail facilities (e.g., parking/staging areas), limited
exposure of clear views to the project site, and through
implementation of the project landscape plan that
would partially screen the proposed facility from view of
trail users, the project would not result in reduced
enjoyment of open space park opportunities in nearby
areas of the Gonzalez Canyon Open Space Park.

As concluded in Section 5.9 of the SEIR, impacts to
adjacent neighborhoods related to lighting and glare
generated by the Assisted Living Facility would be less
than significant.

L1-6 As stated in Section 15126.6 of the CEQA guidelines, an
EIR need not consider every conceivable alternative to a
project. The range of alternatives evaluated in an EIR is
El Camino Real Assisted Living Facility Project City of San Diego
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governed by the “rule of reason” that requires the EIR
set forth only those alternatives necessary to permit a
reasoned choice and that reduce or eliminate impacts.
Moreover, the reasonable range of alternatives need
only include feasible alternatives that meet most of the
project objectives and that substantially avoid or lessen
the proposed project's significant environmental effects.
Alternatives addressed in the Draft SEIR include the No
Project/No Build Alternative, the Sensitive Nesting Bird
Construction Noise Impact Alternative, and the
Construction Noise Impact Alternative.

In developing the alternatives addressed in this SEIR, the
potential alternatives were evaluated in terms of their
feasibility and ability to meet the basic objectives of the
project, while reducing or avoiding the environmental
impacts of the project identified in Chapter 5,
Environmental Analysis, of the SEIR. To further clarify
and support the analysis of Chapter 9 of the SEIR, an
Economic Alternatives Analysis was prepared to analyze
the economic feasibility of the proposed alternatives.
The Economic Alternatives Analysis is included as
Attachment 1 of these responses to comments. As
concluded in the analysis, any alternative that would
result in fewer units than what is proposed, such as a
reduces height alternative or increased buffers, was
considered financially infeasible. Therefore, the
Reduced Height Alternative was rejected from further
analysis as it is not economically feasible. Additionally, it
would not reduce environmental impacts as the
proposed Assisted Living Facility would not result in a
significant impact under CEQA associated with height,
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L1-7

L1-8

through compliance with code (see Section 9.5.4 of the
SEIR for details). No further analysis is required.

As stated in Section 5.4, Biological Resources, of the
SEIR, although the eastern portion of the Assisted Living
Facility site is located within the MHPA, this area would
remain undisturbed and would be preserved in
perpetuity under a Covenant of Easement. The proposed
development portion of the Assisted Living Facility does
not support native habitat. Wildlife corridor and habitat
linkage functions between San Dieguito River/Lagoon and
Gonzalez Canyon are limited to lands supporting native
habitat, primarily within the MHPA and outside the limits
of the proposed project. Additionally, the project site has
not been identified in Figure 2-2 of the Multiple Species
Conservation Program Final Plan as a biological linkage.
As discussed in Section 5.4 of the SEIR, the project
complies with MHPA LUAGS, which ensures the project's
indirect impacts on the adjacent native habitat function
would be less than significant, including its functions as a
wildlife corridor (see CM-BIO-1 in Table 3-3 of the SEIR).
Please also see Response to Comment 02-58 for
information regarding the San Dieguito Lagoon
Restoration Project and MR-3, Indirect Impacts Relative
to Multi-Habitat Planning Area (MHPA) Lands and
Biological Resources.

Chapter 6 of the SEIR outlines the Assisted Living Facility’s
cumulative impacts. Please refer to Response to Comment
02-58, regarding the San Dieguito Lagoon Restoration
Project Phase. Regarding wildlife movement and impacts
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to the MHPA, please also see Response to Comment L1-7,
above.

L1-9 This comment requests a reevaluation of the project’s
environmental impacts. As detailed throughout this
Responses to Comments document, the SEIR
adequately analyzed the proposed project's impacts as
required under CEQA. Furthermore, as a result of these
responses to comments, “substantial revisions”
requiring recirculation of the SEIR, as set forth in CEQA
Guidelines Section 15088.5, were not required.
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SavREARERREE Response to Comment Letter O1
aeeo eo,, San Diego County Archaeological Society Inc.
3 2 : May 13, 2023
’ San Diego County Archaeological Society, Inc. y
" #j‘a—
= W/ . Environmental Review Committee . . .
%, 505 . 01-1 The comment is an introduction to comments that follow.
%ocicav A
. G 01-2 Section 7.1 of the Cultural Resources Inventory and
o ey el e Evaluation Report has been revised based on the
222 First Avenue, Mail Station 501 . e .
San Diego, Caifornia 92101 commenter’s suggestion, for clarification purposes (see
Subjct; Dra Subsequen Environmenal Impact Repor Final SEIR Appendix F). Such revisions are not “substantial,”
MPRAIRG e and pursuant to CEQA Guidelines Section 15088.5, would
Dear Ms. Osbomn not require recirculation of the document.
ral resources portion of the subject DSEIR on behalf of this
committee of the San Diego County Archacological Society
, 01t 01-3 Comment noted.
Based on the information contained in the DSEIR and its cultural resources report, we
SDI-687 on 1
o gf S e Gaiting '8 01-4 The comment indicates an incomplete sentence in
S Joas Appendix F, Section 4.2.1, second paragraph. Section
As a purely editorial observation, the second paragraph of Section 4.2.1 of Appendix | 01-4 . 7
ends with an incomplet sentence PORS G ] 4.2.1 has been revised per the commenter’s
T Iy o Pttt e o reviest oL iy Pt 101-5 suggestion. A few additional editorial edits have also
been made to Section 4.1 (see Final SEIR Appendix F);
they are not “substantial,” and pursuant to CEQA
. Guidelines Section 15088.5, none would require
s recirculation of the document.
P.O.Box 81106 San Diego, CA 92138-1106 (B58) 538-0935 01'5 Comment nOted-
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Comment Lottor 02 Response to Comment Letter O2
N c B??g{\g[{_ LLP N Carstens, Black & Minteer LLP
Dbl 00 Pecc Cont Highw;:téi?fema ibearten som June 23, 2023

21070800 Exr. 7 Herrmosa Beach, CA 90254

www chesarthlaw . com

021 The comment provides an introduction and expresses
general concerns to be described in more detail in
comments to follow. Please see Response to Comments
ity of Son Disgo Developruent Services Center (RTCs) 02-2 through 02-84, below.

1222 First Avenus, M5 501
San Disgo, CA 82101

Juns 23, 2023

(Vid EMAIL TO DSDEAS@Sandiego.govs

is . . . 7 .
DebEASEEanizo sor 02-2 Section 5.4 of the SEIR describes the project’s impacts
e el Top ey 1108 Factlity (o 615732) on biological resources. As stated in Section 5.4,
Dear Ms, Osborm, although the eastern portion of the Assisted Living
Facility site is located within the Multi-Habitat Planning
On behalfofthe San Disguito River Corrmmity Allisnce [“SDRCA™), we subrmit . . .
the following comrments on the Subsequent Environmental Impact Report ("SEIR™) for Area (MHPA), th's area WOUld remain UndISturbed and
the proposed El Catnino Beal Assisted Living Facility Project ("Project™). SDRCA{s 2 H H
coalition of residents and stakeholders in the San Dieguito River Valley that are WOUld be preserved n perpetUIty Under a Covenant Of
concerned with protecting the natural resources and residents in the San Dieguito River Easement_ AS discussed in Section 54 Of the SEIR, the
Walley fromm shvirontnental harms. . . .
project complies with MHPA LUAGs and would
SDCRA suppotts e and developruent of land that are consistent with the 021 imp'ement MM-BIO-1 and MM_B|O_2, which ensure the
governing land use policies meant to protect the San Dizguito River Valley, including L. . . . . .
Proposition &, However, SDRCA {5 strongly opposad to the Project because of the minimization Of |nd|reCt |mpaCtS from the prOJeCt on the
Hoject's-inadeq%late environmmtalrev_iewime in_lpac_tsthat the Prcject_w{].l ha'fre anthe adjacent natiVe hab|tat function, including |tS funCtiOHS
surrounding environenent and cornrmmnity (fncluding its dangerous teatfic and fire K . . .
irpacts), concerns regarding privacy of the adjacent residential community, ad the as a Wlldllfe corridor (See CM-BIO-1 in Table 3-3 of the
Project’s incompatibility in this sensitive location that {s protected from intsnse urban . . .
developruent by the requiranents of voter-approved Propostion &, SDRCA respectfully SElR) AS ConC|Uded in SeCtlon 54 Of the SElR' ImpaCtS to
tequests that the City recireulate the SEIR to address the fssues identified below. 1 biologica| resources would be less than signiﬂcant with

the inclusion of MM-BIO-1, MM-BIO-2, and CM-BIO-1
through CM-BIO-6. Please also see MR-1, Land Use

1 Zoning Consistency, and MR-3, Indirect Impacts Relative
to Multi-Habitat Planning Area (MHPA) Lands and
Biological Resources.

The comment correctly states that the project site is
located in proximity to trails, within the Coastal Zone,
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I The Projectis Located in a Highly Sensitive Area.

The Preject site is extraordinary land. The Project site is stuatedin the San
Dieguito River Valley, in an area dense withnatural resowrces. The site includes andis
surrounded by land designated within the Multi-Habitat Planning Area, established by the
countywide hMultiple Species Conservation Plan which sets aside a reserve to protect the
County’ s precious biological resources. The site is aleo designated as land subject to

02-2

Proposition &, a voter-approvedinitiative meant to preserve sensitive areas from
developrnent. The site is within the Coastal Zone, and 10% of the site within the 1010-
year floodplain (SEIR, p. 5.1-105% Jwisdictional wetlands are 104 feet away. (SEIR, p.
5.1-67 San Disguito River Patk trails are alvo near the Project site, allowing
wecreational uses neat the site.

I.  The Project Violates the San Diego Municipal Code and Proposition A.

A, The Project Is Not of a Type Authorized For Consttuctionin the
Agricultural A-1 Zone.

The City does not itself have the power toreclassify Proposition A lands toa
category allowing mare intense developrment, calleda “phase shifi;” only the dectarate
has that power under the express terms of Proposition A, Proposition A lands are
cassifiedss A-1 —sllowing agriculturs] uses ar residential use at a density of one
residental unit per ten aores ofland — unless the landundergoss a phase shift to zoning
that allows mars intense development. Such a phase shift requires a vote ofthe 03-3
electorate.] Despits this, the City attempts to carve out an exception for the Projeet, on
specious grounds that such an exception is necessary as a “teasonsble accornmodation™
for dizabled persons. The SEIR fails to justify this canclusion.

1 Apparently, “[a] deviation to the ragulation prohibiting Mursing Facilitizs in Proposition
A Lands was approved in accordance with SDMC Section 131 0466 wia Process 1
review.” (SEIR, p. E5-2, see, also, p. 5.1-13 ) However, this “deviation” is mot reflected
inthe San Disgo Municipal Code, which continues to show Hospitals, Intermediate Care
Facilities, and Mursing Facilities as notamong the residential uses allowedin areas zoned
Residential and Agricultural that are alsa Proposition & lands. [SDMVC § 13 1034008343

H
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and within the 100-year floodplain. The comment does
not address the adequacy or accuracy of the Draft SEIR,
and no further response is required.

See MR-1, Land Use and Zoning Consistency.
Proposition A does not prohibit development of the
nursing facility on the subject site. The proposed
nursing facility would not adversely affect the objectives
of Proposition A. The development would be processed
in accordance with the requirements for Conditional
Uses as outlined in the Implementation Section of the
North City Future Urbanizing Area Framework Plan. The
site is intended for development and would not
adversely affect agricultural land in Subarea Il and
would not impact natural resources located in the
environmental tier. Because it is consistent with the
intended use of the land identified and the conditional
use permit regulations, it would remain neutral as
compared to the regulations existing upon the passage
of Proposition A which permitted Nursing Facilities with
a Conditional Use Permit (CUP) in the A-1 zone.
Moreover, SDMC Section 131.0466 provides that
deviations from development regulations may be
approved for development that will be used by a
disabled person where the waiver (accommodation)
request meets the required findings including that the
request is necessary to make specific housing available
to a disabled person. This includes a waiver to the
Supplemental Regulation prohibiting Hospitals,
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E. The Project Site is Protected by Proposition A, a Voter-Enacted
Initiative.

The SEIR assumes that the City has the suthority to carve ot an exception to
rnaks what it purpotts are “reasonsble accormrmodations” for disabled persons. It does not
have that authotity inthis case, because the decrorare mandated the restricted status of
the site, through passags of Proposition A. (SEIR, p. 2-1.) The SEIR describes the
explicit purpose of Proposition A&, and ofthe Morth City Futwre Utbanization Area
Framewark Plan adopted by the City to carry out Proposition &, as “to prevent premature
urbanization until it has been determined that it will accommeodats the City’s growth™
Yet, urhanization iz precisely what the proposed CUP would allow. The SETR itself
admits:

“The predormi; itreversible envin &l change that would acowr asa
result af preject implementation would be the planned commiitmernt o f lard
resources to urbaridevelsped uses. The preject would irreversibly alter the
previously graded vacant site to an assisted living facility for the
fotegeeable fiture. This would constituts 3 pernanent change. Once
construction ocours, teverssl of the landto its ariginal condition is highly
unlikely. Other permanent changes wouldinclude more traffic, and an
increased human presence inthe area.”

G2-4

[SEIR, p. 8-2, erophasis added.) The SEIR admits that Preject approval would
itrevocably convert the Preject site to urban uses. Suchurbanization of the NCFUA land
without a vote of the City"s electorate is exactly what Proposition 4 was passed toaveld

The text of Proposition A specificslly provides:
Section 1. "No property shall be changed from the "finure urbanizing” land uze
designation in the Progress Guide and General Plan to any other land use
designation and the provisions restricting development in the fiture urbanizing
ates shall not be amended except by majority vote of the people voting on the

change or amendmentiat a City wide election thereon "

Section 2 Definitions For the purposes of this indtiative measure, the following

phrases shall have the following meanings: Y

3
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Intermediate Care Facilities, and Nursing Facilities that
house disabled residents in the Future Urbanizing Area.

See MR-1, Land Use and Zoning Consistency, regarding
the project’s location within Proposition A lands,
consistency with the site’s AR-1-1 zoning, and issuance of
the CUP. The Assisted Living Facility has been designed to
be non-urban in character and scale and is consistent
with the applicable North City Future Urbanizing Area
(NCFUA) Framework Plan policies (refer to Table 5.1-2 of
the SEIR). Although the NCFUA Framework Plan does not
define non-urban in character and scale, the Assisted
Living Facility's non-urban characteristics are addressed
through its massing, scale, setbacks, landscaping, and lot
coverage. The project would be consistent in bulk and
scale with surrounding development. The project design
would be compatible with design displayed by
development in the surrounding area, including the
broad San Dieguito River Valley landscape. The Assisted
Living Facility includes the use of stucco walls, wood
trellis, limestone, and terracotta tile roofs, which would
relate to the surrounding rural character of the area (see
SEIR Section 5.9.3 for additional discussion). The Assisted
Living Facility would not exceed 40 feet in height and
would be consistent with the applicable AR-1-1
development regulations of the San Diego Municipal
Code (SDMC), given the increased setback of 20 feet. The
open space and landscaped areas would comprise
approximately 45.6% of the Assisted Living Facility site,
consistent with the generally natural character of the site
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(b} "Change in Designation” of "changed from Future Urbanizing " [sic]shall &
moean the removal of any area of land from the future urbanizing designation.™
(Ballot, Municipal Election Tussday, Novernber 3, 1083, suromary of Proposition A, at
wovw. samlie go.gow sites/ default/file s/le gacyloity -
dletlielectionsioity pdif pamphle16 10821 pdf, emphasis added)

The Preject proposes to remnove the assisted living facility’s site from the fiturs
wbanizing designation to which Proposition A assignedit, andto do so without a vote of
the peaple. The City has no autharity to do so, and the issuance of 2 CUP that purports to
do sois therefore unauthorized. The SEIR also is defective as aninformative document

02-4
Cont.

due taits failure to make this clear. The Preject site was designated for Future Urbanizing
by Proposition & andis designated Agricultural -Residential (low densitydin the City’s
General Plan, The Future Urbenizing designation was approved by the voters when
Proposition & was passed, cannot be changed sbsent a majority vote of the electorate,
Futthet, before the redesignation could be dons, the City would nesd to adopt a specific
tlan for Subarea I, sorething that it has not yet done (SEIR, pp. 5.1-4, 5.1-8%, and that

would have to go through mumerous City procedurss.

The SEIR summarizes the comradictary nature of the City’s treatment of this Land
thusly:

Zaoning for the preject site v Agricultural Residential (AR-1-13 AR-1-1

regulations allow private stables, commercial ding, training of boarding

horse stables, and most agricultural uses. The AR-11 [sic] regulations also

allow several other uses, such as howpitals, Intermediate Care Facilities &

Mursing Facilities, and churches, with an Uncodified Conditional Use 025
Perrnit (CUP) Ordinance. Bowever, Hospitals, Intermediate Care Facilities
& Murring Facilities are mot permitted within Proposition A Lands per the
Separately Regulated Use Regulations of the Municipal Code.

[SEIE, pp. 5.1-3 t0 5.1-4, emphasiz added ) In a sort of environmental double-speak, the
SEIR states that uses such as the proposed Project both are and ars not permitted on the

dte inquestion. Both camnot be correct,

Page 4 of 79 in Comment Letter 02
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and the surrounding area. Coverage of the project site
with structures would be limited to approximately 10%.

The commenter emphasized a sentence in Section 8.2 of
the Draft SEIR about urban uses. The following revision
has been added to the Final SEIR under Section 8.2: “The
predominant irreversible environmental change that
would occur as a result of project implementation would
be the planned commitment of land resources to
urban/developed uses.”

This sentence has been revised in the Final SEIR to be
consistent with the rest of the Final SEIR. Additionally,
the City is not changing the site's designation as “future
urbanizing” and therefore requires no phase shift
subject to a vote of the electorate. The City is permitting
non-urban development consistent with Proposition A;
the AR-1-1 zone, which allows Hospitals, Intermediate
Care Facilities, and Nursing Facilities with a CUP; and
federal and state fair housing laws as implemented
through SDMC Section 131.0466 ("Deviations from
Development Regulations for Reasonable
Accommodations”). The project is also consistent with
City Council Policy 600-29, “Maintenance of Future
Urbanizing Area as an Urban Reserve” because it is
consistent with the development alternatives adopted
by the City Council to implement Proposition A.

The comment accurately restates language found in
Section 5.1.1 of the SEIR. As stated in SEIR Section 5.1.2,
the commenter is correct that assisted living facilities
are not permitted in agricultural zones on Proposition A
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C. The SEIR Fails to Juziify an Uncodified Conditional Use Permit.

There {5 an explicit prohibition on musing facilities and densities greater than one
tesidential unit per ten sores (ie., group living facilities are banned) in Proposition &4
lands. Monetheless, the SEIR concludes that the Preject, althoughnot of s type
authatized for construction inProposition & land zoned A -1, may be approved through
the City” s sdoption of an uncodified CUP ordinance that wouldbe used to grant a
oonditional use permmit to the assisted living facility, on grounds that federal and state
“policy™ favars ensuring that disabled persons have equal access to a dwelling place
(SEIR, pp. ES-2, 5.1-13)

Laws banning discrimination on the basis of disability are a necessary shield
against the deprivation of disabled persons to access ta group living situations on the
basis of their disabilities. (Cf, Broadmoer San Cl He
(1954 25 Cal App.4® 1, 320-21 [restrictive covenants against eldatly group housing
sruck down as prohibited discrimination against disabled persons].) SDRCA is highly 025
suppartive of 2qual access tohousing, andagrees that the goal of remedying housing
drctitnination for disabled people is laudable andimportant. However, the SEIR isa
docurnent of accountability, andit doss not explain why constructing the Prject on this
highly protected site in comravention of Proposition A and the San Diego Municipal

Asen. v. Velson

Code is necessary to effect equal acoess for disabled persons. Thus, the SEIR's
sxplanation appeats to present a post hoc rationalization ta circurvent the zoning
requiremnents rather than a gemine «ffort to address housing inequalities for disabled
persons. Thiz conclusion constitutes a stark change of the SEIR fom the inbiased,
“informational document”™ CEQA contemplates (Public Resowrces Code § 210613 to an
sdvocacy docunent for the Project, regardless ofthe will of the voters or the provisions
of applicable City zoning law.

Mareaver, evenifthe SEIR’s explanation was something mors than a post hoe
tationalization, the SEIR s conclusion is not supported by well settledlaw. The Uneuh
Livil Rights Act does not prospectively confer rights or privileges that are conditioned or
Hrnited by law. (Civil Code § 51, subd (233 Thus, the City cannot carve out an
sxception fromm the requirements of Proposition A on & bassless assurnption that the ']
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lands pursuant to Supplemental Regulations in SDMC
Section 141.0413(a) However, staff determined that the
proposed project qualifies for reasonable
accommodations pursuant to SDMC Section 131.0466 to
allow a waiver (accommodation) to the Supplemental
Regulation prohibiting Nursing Facilities in Proposition A
lands in accordance with SDMC Section 131.0466 via
Process 1 review. SDMC 31.0466 states: “The federal Fair
Housing Amendments Act [42 USC 3601-3619] and the
California Fair Housing and Employment Act [Govt Code
12900-12996] require that jurisdictions make
reasonable accommodations to afford disabled persons
an equal opportunity to use and enjoy a dwelling.” The
adoption of an Uncodified Ordinance waiving the
Supplemental Use Regulation of SDMC Section
141.0413(a) would allow for development of the
Assisted Living Facility with a CUP and would be
consistent with the federal, state, and local statutory
requirements to reasonably accommodate hospitals,
intermediate care facilities, and nursing facilities within
Proposition A lands. See also MR-1, Land Use and
Zoning Consistency, and RTC 02-4.

See MR-1, Land Use and Zoning Consistency, regarding
the project’s location within Proposition A lands,
consistency with the site's AR-1-1 zoning, and
consistency with Proposition A and the A-1 zoning
memorialized through Council Policy 600-29. The
comment does not raise an issue related to the
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“roinitnal availability” of developable land in Subares I necessitates developrnent of the
Prcject. Federal anti-discrimination law also proscribes this approach. This is shown by
Leocata, ex rel. Gilbride v. Wilson-Coker, 343 F.Supp 2d 144 (2004}, a case that
considered the claim of a disabled woman that the federal Americans with Disabilities
Act entitled her to an accorrnodation in the form of fimding that would allow her to stay
in & group homne that she could no longer afford. The federal district court heldthat
“Te]uch an sccommaodation, however, would represent a grant of special substantive
tights to Leocata. The Second Cirouit has stated specifically that “the ADA does nat

adequacy of any specific section or analysis of the SEIR.
The purpose of an EIR is to analyze the physical effect of
the project, not to justify the basis for an uncodified
ordinance. The City has approved a Process 1
determination that the project is entitled to a
reasonable accommodation to waive the Supplemental
Regulations to allow the Assisted Living Facility with a
CUP within Proposition A lands.

mandate_l%’le provision of new benefits” [Leocarae_xrel Gilbride, supra, 343 F Supp.2d 02-5 The FHAA as implemented by SDMC Section
at 136, citing Redriguez v. City ¢f Wew York[ZMCn'. 1668y 167F.3d 611, at 6158 Cont. 1 31 0466 | I I | t d I |
. prevails over Iocal regulations and 10Ca
Incarving out anexception to Proposition & for the Project, the City grants the e
Prcject a benefit withowr sufficient justification. Thisis demonstrated by the fact that the p ro pOSItIO ns.
SEIR justifies the rejection of an alternative to the Preject of building Single-Family
Residences on the Project site, on grounds that the General Plan’s land use category for - _ . .
the sukject land, and the City’s zoning for it, would allow, at the very most, three single- 02 7 See MR 1’ Land Use and Zonlng ConSIStency' and RTCS
farnily residences, sither clustered together or spread over the entire parcel. (SEIR, p. 8- 02—4, 02-5, and 02-6 abOVe AS dlscussed |n SElR
3. .
! Section 5.1.3.1 (Issue 1), the FHAA (42 USC 3601-3619)
D. Califarnia Law Recognizes The Right Of Initiative As A Reserved and the California Fair Housing and Emp|oyment Act
Power. Proposition A, As A Voter Initiative, Must Take Primacy Over . . . R
The SEIR's Propoased Conditional Use Permit Granted Pursuani To (GOVt COde 1 2900—1 2996) I’eqUII’e |Oca| JUI’ISdICtIOﬂS tO
A Uncodified Ordinance. make reasonable accommodations so that disabled
The SEIR, at page 3.1-13, appears to argue that a municipal ordinance suthorizes persons can use and enJoy a dWeI“ng
the Preject despite its contlict with Proposition A, diting San Diego Muricipal Code 27
wection 131 0466, subdivision (€)'s provision for “reasonable accommodation™ for . i
disabled persons it order to allow them “the equal opportunity to uss and enjoy a The reaSOHab|e accommodat'on dOES nOt requ're
dwelling™ (SEIR, p. 5.1-13.3 As chown above, faderal and state law do not mandate P
approval ofthe proposed Preject, which would be 5 benefit conferred to the Preject that is removal Of any area Of |and from the fUture Urban|Z|ng
ot supported by Law or adequately justified in the SERR. designation or amendment of a land use designation.
The reasonable accommodation is to the Supplemental
Regulations’ limitation on assisted living facilities in
¢ Proposition A lands.
Page B of 78in C t Letter 02 . . . . .o
] 02-8 As described in SEIR Section 5.1, the Assisted Living
Facility would be consistent with the development
standards of the project site’s AR-1-1 zoning, which
El Camino Real Assisted Living Facility Project City of San Diego
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Proposition A was adopted as a voter initiative, and as such must take precedence A
aver & mmmdcipal ordinance. California law, beginning with the state’s Constitution,
resolves the contradiction pointed out by the SEIR. Brookside Investments, Inz. v. Cliyef
El Monte (2016) 80 Cal App. 5% 540, 2t 550, recounts the scope and purpase of local
indtiative powers, stating:

Draftedin light of the theory that all power of government ultimately resides inthe
people, the amendrment speales of the indtiative and referendum, not a5 a right granted the
peaple, bt as 8 powst reserved by them. Declaring it “the duty ofthe cowrts tojealously
guardthis right ofthe people” [citation], the courts have deseribed the initiative and
referendurm as articulating “one of the most precious rights of our democratic process’
[eitation]. . . . Draftedinlight ofthe theory that all power of government ultimately
wexidesinthe peaple, the amendment speaks ofthe indtiative and referendum, not as a
tight granted the people, but as a power reserved by them Declaring it ‘the duty ofthe
courts to jealously gusrd this right ofthe people’ [citation], the courts have described the

indtiative and referendum as articulating “one of the most precious rights of our o7

- o cont.
democratic process’ [citation]. .. .

The local electorate's right to indtiative “{s generally co-extensive with the
legislative power ofthe local gaverning body. ™. . . [T]hrough the exercise ofthe indtiative
powet the people may bind finure legislative bodies other than the people themselves™
(80 Cal App. 5% at 540550, citations anditalics oritted )

Here, the people of the City of San Diego enacted Proposition A, and provided
thatits land uee restrictions could not be changed except by a vote of the dlectorate.
(Ballot, Municipal Election Tuesday, Novernber 3, 1083, suromary of Proposition &, at
. sandiego. gow sites! defaultfile sfle gacyicity -
deddelectionsioityl pdfi parmnphlet5 3002 1 pdf) The Proposition explicitly provided that
“rernoval of ary area ofland from the fiture urbanizing designation” was bamed. (14,
ernphasis added ) The City carmot violats this ban through any action, including the
issuance of “deviation” through a CUP issued under Municipal Code section 131.0466
The Prcject may not be approved, pursuant to the ballot initiative. y
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includes an allowance to increase building height when
setbacks are increased. The Assisted Living Facility
would provide greater than the minimum 20-foot
setback from adjacent properties in accordance with the
zoning (AR-1-1). The Assisted Living Facility is providing
setbacks of 45 feet (north side yard), 187 feet 7 inches
(back), 30 feet (south side yard), and 63 feet 9 inches
(front), which would allow for the increased height of 40
feet per SDMC 131.0344.

Through compliance with AR-1-1 zone requirements, the
building design and site plan of the Assisted Living
Facility would be non-urban in character and would also
be consistent in bulk and scale with surrounding
development. While surrounding development in the
area lacks a consistent architectural theme, the
Mediterranean style of the Assisted Living Facility would
include design features that would be compatible with
design features (primarily multistory construction, light
colored, stucco clad exteriors, red tiled roofs, and
landscaped yards) displayed by development in the
surrounding area, including the broad San Dieguito
River Valley landscape.

As concluded in Section 5.9.3.3 of the SEIR, impacts
associated with architectural style and
consistency/visual compatibility with surrounding
development would be less than significant and no
mitigation would be required.

02-9 The SEIR described the project in Chapter 3, and
Chapter 4 of the SEIR provided analysis of and
El Camino Real Assisted Living Facility Project City of San Diego
RTC-47 October 2024
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A somewhat analogous situation was presented in De Fita v. County ¢f Mapa A
(1905} 0 Caldth 763, whete a 1990 voter initiative “amended the landuse element afthe
County”s General Plan to preserve agricultural land. The indtiative, Meanwe I, made any
“redesignation of existing agricultural land and open space essentially conditional on
water appraval” for the next three decades. (DePita, supre, Cal 495t 7703 The California
Supreme Cowt upheldthis indtiative, holding that the power of indtiative extends even ta
chatter counties. [DePira, st B Cal 4% 784y

oe-7
Cont.

The City {5 free to put a measure on the ballot to ask the voters to ammend
Proposition A to allow this Prcject, bt until suchtime as the electorate sxsrcises that
powet, the City is withowt power or autharity to override the Proposition

IO. The Project is Incompatible with Surrounding Development.

The Project 15 also incommpatible with surrounding developrent, including the
Stallion’s Crossing residential developrnent that is just south of the Project site. The
Prject’s Site Plan reveals that the Project’s residential units would be cancentrated in the
southeastern portion of the site, in close proximity to the adjacent residential development. b8
[SEIR. p. 3-213 The Preject is a three-story, 40-foot4all building that excesds the
designated height limit of 30 feet. The Preject’s excessive height and relatively short
setbacks would oreate privacy issues and nofse impacts as the Project’s residential units

would tower over the adjacent residential developrment.

I¥. The SEIR isInadequate and Requires Recirculation.

The California Environtmental Quality Act (CEQA) serves two basie, interelated
functions: ensuring etviromnentsl protection and encomaging governmental
tramspatency. [Citfzens ¢f Goleta Valley v. Bd. ¢f Supervisors (10003 52 Cal. 34 553, 020
364 CEQA requires fill disclosure of a preject’s significant environmental effects so
that decision-makers and the public are informed of thess consequences befors the
preject is approved to ensure that government officials are held acoountable for these
consequences. (Laurel Hefghts Improvement des'n ¢f San Franefseo v. Regents ¢f the

Lnrversiiy ¢ f Cal fornia (198847 Cal 3d 376, 302 The environmental impact report '
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02-10

mitigation for the project. As detailed throughout this
RTCs document, the SEIR adequately analyzed the
proposed project's impacts as required under CEQA.
Furthermore, as a result of these responses to
comments, “substantial revisions” requiring recirculation
of the SEIR, as set forth in CEQA Guidelines Section
15088.5, were not required. Please also see RTC L1-9.

The following clarification has been added to the Final
SEIR under Section 3.3.1: “The three accessory buildings
that would be associated with the Church have not yet

been constructed.” although-the”

The project includes both the church and assisted living
facility component to make up one project. This SEIR
evaluates the change in environmental impacts
associated with the incorporation of the Assisted Living
Facility into the St. John Garabed Armenian Church
(Church) project. Changes to a project do not reopen a
previously certified EIR, such as the 2014 Church EIR, to
new claims that the analysis was inadequate because it
failed to analyze future components of a project. If the
original environmental document retains some
informational value despite the proposed changes, then
the agency decides under CEQA's subsequent review
provisions whether project changes will require major
revisions to the original environmental document. So
long as the agency determines that the previous
environmental document retains any relevance in light
of the proposed changes, only subsequent review

is required.
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processis the “heart of CEQA” andis the chisfmechanism to effectuats its statutory A
putposes. [In Re Bay-Delta Programmaitc EIR Coordinated Proceedings 20083 43 Cal.
dth 1143, 11623 SDRCA is concerned the SEIR fails to adequately deseribe the Projeet

and disclose, analyze, andmitigste the Project’s significant adverse environmental

02-5
Cont.

imnpacts.

A. The SEIR Improperly Sepmenis Project Analysis and Contain: an
Inadequate Project Descriptdon.

Every EIR must st fortha preject description that is sufficient to sllow an
sdequate evaluation and review ofthe project’s environmental impacts. (CEQA
(idelines § 15124 “An acowrate, stable and finite project description is the sfre gua
wor of an informative andlegally sufficiemt EIR" (Couriy ¢f Iiyo v. Cfty &/ Los drgeles
(1977 71 Cal App 3d 185, 102 03; accord San Jeaguin Rapror/Wildl fe Reserve Center v.
Courty of Stanislaus (1004 27 Cal Appdth 713, 7303 “[D]nly through an acowrats view
af the preject may the public and interssted partizs and public agencies balancs the
proposed preject's benefits against its environmmental cost, consider appropriste mitigation
roeasures, assess the advantages of terminating the proposal and properly weigh other
dAternatives.” (CFiy 6 f Samtee v. County ¢f San Diego (10807214 Cal. App 5d 1438, 14543
3 3 3 0210

The SEIR is pr d as & subseq) it | imnpact report from the 2014
EIR fot the St. John Gatabed Church Projsct (“Church Preject™), & project proposed and
approved on an adjacent 13.41 acrs parcel for 2 31,680 squars-foot development,

including a 8,740 square-foot, 350 seat church, a 18,080 square-foot multi-purpose hall
with anaseernbly area of 6,200 square feet, an 11,010 square foot cultutal and educstion
factlity, and & 13,840 square-foot youth center with basketball cowt. (2014 Church EIR,
p. 3-23 While the church has been constructed, the accessory buildings have not yet been
constructed.?

2The SEIRs discussion of the Church Preject’s accessory bulldings appears to be
incoraplete, stating “The three accessory buildings that would be associated with the
Church have not yet been constructed slthough the™ without complsting the sentence.
[SEIR, p. 3-2 We request clarification of this semence. Y

3
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Information from the 2014 Church EIR was included
throughout SEIR Chapter 5, Environmental Impact
Analysis; Chapter 6, Cumulative Impacts; and Chapter 7,
Effects Not Found to be Significant, to provide a
comparison and background as it relates to the impact
analysis of each environmental issue area. As described
in SEIR Chapter 1, the SEIR analyzes the new information
of substantial importance that was not known at the
time the 2014 Church EIR was certified—the
development of the Assisted Living Facility. The three
accessory buildings were already analyzed in the 2014
EIR. As described in Chapter 3, the Church site and the
more recently acquired 3.97-acre Assisted Living Facility
site would be joined together by a Lot Tie Agreement as
a condition of project approval. The Lot-Tie Agreement
would allow the site to be developed as one overall
project. However, the three accessory buildings can be
developed whether or not the Assisted Living Facility is
developed, and the Assisted Living Facility can be
developed whether or not the three accessory buildings
are developed. Therefore, the Lot-Tie Agreement is not
inherently required as part of project approval.

During subsequent environmental review, a lead agency
to reanalyze the original project, even where portions
of the original project have not yet been constructed.
An EIR has already been prepared for the Church and its
accessory buildings, and CEQA legislative policies
promote streamlining subsequent environmental
review, instead of duplicating the analysis in new EIRs.
California Public Resources Code, Section 21003(e),
states, “Information developed in environmental impact
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The SEIR provides data from only the Assisted Living Preject and the Assisted A
Living Prcject appears to opetate independently ftom the Chutch Preject. However, the
Prcject is adjacent tothe Church Project, and the developer i secking an amendment tothe
Conditional Use Permit for the Church Project toinclude 5 condition for a lot-tie
agreetent requiting the Church and Assisted Living Facility to be developed as one overall
preject. [(SEIR, p. ES-1) It is thus unclear whether the Preject analyzedinthe SEIR s
separate of & part of the Chureh Project. Ifthe Project isto be developedas one project, the
itnpacts of both prejects must be analyzed and reported together. CEQA requires analysis
aof“the whole of an action,” including activities that ate a reasonably foreseesable
consequencs of a preject, and prohibits evading comprehensive CEQA analysis by splitting 0210
prejects into separate pieces. (CEQA Guidslines § 15378; Bozumgv. LAFCO. (10753 13 Cont.
Cal.3d 263, 283-84; Orirda dssrv. Bogrd ¢f Supervizors (10863 182 Cal App 34 1143,
1171} The City must “construe the preject broadly to capture the whale of the action and
its environmental impacts.” (Save Berkeley = Nefghborhoods v. Regents ¢f Linfversity of
Californfa (20205 51 Cal App Sth 226, 2303 All phases roust be considered together for
atrviromnental review, (Vatural Resources Deferse Counctl, Ine. v, Chty ¢f Los dArgeles
(2002 103 Cal App dth 268, 2843 Thus, the SEIR must be recirculated to analyze both
prejects together, particulatly given the fact that the Church Projeot’s accessary huildings
have yet ta be built, and construction and operation of those buildings must be taken into
account when considering construction and apetation afthe Project.

Maorsawet, the SEIR feiled to even presertthe 2014 Church EIR, and to the best of
SDCRA s knowledgs, the 2014 Chureh EIR is not publicly available online. The public
cammot evaluate whether there are changed circumstances or new information giving rise 0211
tonew impacts if they canmot evaluats the original EIR. The SEIR must be recirqulated
with the 2014 Church EIR to give the public the full visw ofthe Preject’s impacts.

Finally, the SEIR presents an mudated construction schedule. The SEIR assumes
that comnstruction commenced in January 2023 and will run through January 2024, (SEIR,
pp. 3-6,3-7) Within this tirne frame, the SEIR sets a scheduls for 2ach phass of
constriction. (SEIR, p. 3-7) Since the Preject has not £ven been approved yet, the 0212

construction scheduls is now ouwtdated. The construction schedule is important,

patticulatly as the mitigation measures for the Preject’s biological impacts purport to '

14
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reports and negative declarations be incorporated into
a data base which may be used to make subsequent or
supplemental environmental determinations.” The
policy reason for this is set forth in California Public
Resources Code, Section 21003(f), which states, “[a]ll
persons and public agencies involved in the
environmental review process be responsible for
carrying out the process in the most efficient,
expeditious manner in order to conserve the available
financial, governmental, physical and social resources
with the objective that those resources may be better
applied toward the mitigation of actual significant
effects on the environment.” Accordingly, when there is
an opportunity to utilize the analysis from the 2014 EIR
and perform subsequent environmental review in
accordance with CEQA Guidelines Sections 15162 and
15163, CEQA legislative policy directs the lead agency to
perform subsequent environmental review so that
resources are better directed toward mitigation than
repeating existing analysis.

This SEIR was prepared in accordance with CEQA
Guidelines Sections 15162 and 15163 and the SEIR
performs subsequent environmental review of the
certified 2014 Church EIR (Project No. 240283/SCH No.
2013071043). This SEIR considers the issues discussed in
the 2014 Church EIR and evaluates whether a significant
effect has been adequately addressed or if there is an
effect that was not addressed in the 2014 Church EIR. As
needed, additional or updated mitigation is provided to
address significant environmental impacts of the
proposed Assisted Living Facility. Given that the SEIR
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restrict construction activities duting the breeding season of sensitive species. (SEIR, p.
3.4-22t03.4-27% The SEIR must be recirculated with an updated and realistic
construction schedule

E. The SEIR Improperly Relies on Project Desipn Features and Proposed
Comditions to Mitigate Impacts Without Analysis or Enforceability.

Throughout, the SEIR itapropetly relies upon so-called Preject Design Features
[PDFs) and Compliance Measures [CMs). [See SEIR, Table 3-3, pp. 5-0to 3-20 The
rajarity of these PDFs and conditions appear to be mitigation measures that the Preject
applicant and City have failed to incorporate into the Project’s Miti gation Monitoring and
Reporting Program (MMRP). When a Preject incorporates mitigation measures, CEQA
requires that those mitigation measures be “filly enforceable through permit conditions,
agrestuents, of other measures.” [Pub. Resowrces Code § 2108 16(b) ) As mere PDFs
and M s that will not necessarily be incorporated into Preject approvals, conditions, and
the MMMEP, they ar: not propetly enforceabls by the City or third parties and cannot be
relied upon for any reductions in Preject impacts. CEQA s mitigation requirements exist
for areason. “The purposs ofthese requirements is to ensure that feasible mitigation
rnegsures will setually be implemented as 8 condition of developrent, and not merely
adopted and then neglected or disregarded™ (Federarfon ¢f Hillside & Camyonv. Cliy of
Los drgeles (2000% 83 Cal App dth 1252, 1261; Katzejfv. Cal\fornfa Dept. of Forestry
and Fire Protection (20103 181 Cal App dth 601, 612; Iikeoln Place Tenariz dssp v,
Cfiy ¢f Los Angeles (20033 130 Cal Appdth 14913

The heavy reliance on Project PDFs and Che andthe fiture imposition of

0212
Cont.

0213

analyzed the addition of the Assisted Living Facility
component to the Church component, the Assisted Living
Facility component was not known at the time of the
preparation of the 2014 Church EIR, and substantial
evidence supports the City's determination that the 2014
Church EIR retains informational value relevant to the
project, no piecemealing occurred. Further, the impacts
of both components are analyzed because the SEIR is
subsequent to the EIR.

Moreover, the project description in the SEIR is stable. It
accurately describes the project as an Assisted Living
Facility amendment to the Church CUP. It is being
constructed on the Church’s campus. The land is owned
by the Church, the Church is the lessor, the Assisted
Living Facility developer is the lessee.

No recirculation is required to account for impacts of
the three accessory buildings because they have already
been accounted for in the original 2014 EIR.

conditions also impropetly compresses the SEIR's disclosure and analysis functions. 02_11 CEQA Guide”ne Section ’| 5’] 62 states "A Subsequent E|R
(Lotus v. Departmient of Transporearfon (20143223 Cal App dth 643, 6336363 & . ) .
“mitigation messure cannot be used s 5 device to sveid disclosing preject impacts.” or negative declaration shall state where the previous
[Sar Joaguin Rapror Resere Center v. County ¢f Merced (2007 140 Cal App dth 643, H H : "
B63-664.) Here, the SEIR <lairns that the PDFs are part of the Project itself and fail to document IS aVa||ab|e and can be reV|eWed.
assess the impacts of the Preject withowt these PDFs. Recenmt Court of Appeal decisions ACCOrd|ng|y' SElR Sect|on 10' |ntroduct|on’ states that
4 ofthi ice:
SOppree olths practie the 2014 Church EIR and approved plans, as well as
other technical studies and reports are “available for
u review at the City of San Diego Development Services
Center, 1222 First Avenue, Fifth Floor, San Diego,
Page 11 of 7% in Comment Letter 02 . . . .
. California 92101.” The SEIR complies with the
requirements of the CEQA Guidelines. Additionally, as
permitted by CEQA Guidelines Section 15150,
El Camino Real Assisted Living Facility Project City of San Diego
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Incorporation by Reference, the SEIR incorporates by
reference the previously certified 2014 Church EIR
T 520 (Project No. 240283/SCH No. 2013071043) and

Fage 12 . . .
o approved plans, which provide supporting
A migion e sugesion o cong v o A documentation used in the analysis for the project. The
T = 5L <ant adverse (1pacts on the envromment Cause the 1 1
reciortan peporet (Tomeein Bioce Toname Aamm . Oty ¢ 10t Amgotes SEIR also references several technical studies and
(2007) 133 Cal App dth 423, 447, 66 Cal Rptr 34 120) A miigation reports. Information from these documents has been
(0145323 el app i 600,556 & . 3. 167 Cal R 36 363 T 1t 0 '
al. K . . 8, al Boptr. . g, it 18 H 1 1 H 1 H
questionablewheg'ﬁerthese mneasures even qualify as mitigation measures. brleﬂy Summarlzed in the SElR’ and thelr relatlonShlp to
0213 the SEIR described. These documents are included in
[Cleveland Watfonal Forest Foundation v. San Diego dsan_ of Governments (20173 17 cont. .
Cal App.5th 413, 433 emphasis added) AnEIR cannet incarporate “the proposed Chapter 11 of the SEIR, References Cited, and are
ritigation measures inta its description ofthe preject and then concluds [] that any H s
potential impacts from the preject will be less than significam.” (Lotus, supra, 223 thereby Incorporated by reference In addltlon'
Cal. App.4th 645, 655-637.) The SEIR’s shorteut it “not merely a harmless procedural information from the 2014 Church EIR was included

failing. . .[it] subwerts the purposes of CEQA by omitting material necessary toinformed

throughout SEIR Chapters 5-7 to provide a comparison
and background as it relates to the impact analysis of

decisionmaking and informed public participation.™ (&F. at 6383

C. The SEIR Fails to Adequately Analyze and Disclose the Project’s

Trattic Ipats. each environmental issue area.
Mt. Torn Brohard, an expert transportation engineer with decades of experience in the H :
field of transportation enginesring and planning, reviewad the SEIR and found several p-14 The Comment Letter asserts the Clty ShOU |d have prOVIded
substantial issues with the SEIR’ s tratfic analysis that must be addressed. We sunmmarize a copy of the origi nal EIR online; however, the City

these {ssues below, which are outlined in detail in Expert Brohard’s letter included as
Attachment 1tothis letter.

complied with CEQA's requirements for identifying the

location of the original EIR. No recirculation is required.
+ The SEIR s raffic study failed to falow the requitements ofthe Ciry’s

Transportation Study Manual (“TSM™). The SEIR’ s analysis impropetly relied on

sstimated traffic volumes, factared from traffic counts taken in 2012 for the 02'12 AS descrlbed |n SElR Chapter 3, the aha|ySIS assumes a

Chusch Prcject’s tratfic study. In doing so, the SEIR violates the City"s awn construction start date that has already passed (January

transportation study manual which requires new transportation data to be cdllectad 0915 K i X

ifthe aveilable data is alder than two years. 2023), which represents the earliest date construction

» The SEIR’s analysis relied on impropetly factored estimates from data collected in P . .
the winter of 2012, despite the T3M s requirement for traffic counts in areas near WOUld Initiate. ASSUm|ng the earlIESt start date for
beaches 10 be taken duing sumnmer months or include acjustments 1o reflect construction represents the worst-case scenario for
miditions. The Project site ie within the tal . . . . . . .

s eonaions, The TR sin it e cowe 2o criteria air pollutant emissions because equipment and

1z vehicle emission factors for later years would be slightly

less due to more stringent standards for in-use off-road
equipment and heavy-duty trucks, as well as fleet

turnover replacing older equipment and vehicles in later
years. The construction schedule was based on the best

Page 12 of 78 in Comment Letter 02
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» The SEIR underestimated the Preject’s trip generation. The SEIR estimated that
the Preject would generate 234 daily trips. Expert Broherd revealed that,
according to the Institute of Transpartation Engineers Trip Generation Manual, the
Prcject would generate 331 daily trips. The SEIR failedto prepare a study ofthe
Prcject’s vehicle miles traveled (“WMT™), claimning that the Project would not
roeet the required threshold of 300 daily trips. Howsever, since the Preject would
exceed the 3004tip threshold, 8 WMT study is necessary

s The SEIR improperly segrments analysis of the Project’s traffic and parking
analysis by presenting analysis of only the assistedliving facility withowt the
Church Preject. Both projects must be analyzedtogether.

+ The SETR must analyzs and mitigate the Prcject’s stopping sight distance at the
Church drivewsy and El Camino Real, which it neceseary given that the
driveway s entrance is ¢lose to a superslevated hotizontal curve onEl Camino
Real on which vehicles travel at high speeds.

+ Miitigation measures to remedy impacts to bicyelists andbicyele faecilities are
necessary given the Project’s traffic safety impacts.

»  Vehicle travel for the Project would require unsafe U-nins maneuvers involving
vehicles and bicyeles to merge across several lanes of fast-tooving waffic

»  Leftturn and U-tirn lane lengths at traffic signals are too short, which would
result in overflow andrear end collisions.

*  Anemergency evacuation and service planis required for the Project, whichis
located in a landlocked parcel. The plan roust detail how the narrow 24 -foot-wide,
two-way aisle through the Church parking ot will accommodats emergency
sccess vehicles to the Assisted Living Facility

D. The SEIR Fails to Adequately Disclose and Mitigate the Project’s
Conflicts with Land Use Policies, Plans, and Ordinances.

1. The Projectiz Conirary to Proposidion A, the City's Generzal Plan,
and Proposition A's Impl ting Ordinances and Policies.

The Prcject site is located in an area with extremely stringent restrictions on
development due to the presence of highly sensitive natural resources and voter -approved

13
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estimate at the time the SEIR was prepared. Most
importantly, mitigation measures, including mitigation
associated with biological resources, would be required
to be implemented despite the change in construction
schedule. This the information provided does not
demonstrate that the Draft SEIR was inadequate and
conclusory in nature and would not trigger recirculation
of the SEIR per CEQA Section 15088.5.

The commenter does not identify the specific
compliance measures (CMs) or project design features
(PDFs) that they consider mitigation, nor do they identify
what specific impacts are not being properly mitigated
for. As described in SEIR Chapter 3, Project Description,
under Section 3.4, the Assisted Living Facility PDFs and
CMs are either made explicitly enforceable through
project conditions or they are part of the approved
project plans. Building permits to construct the project
must conform to the project’s approved plans, not some
other theoretical project design. CMs that are identified
in SEIR Table 3-3, Summary of Assisted Living Facility
Project Design Features and Compliance Measures,
include applicable regulations and requirements that
the project must follow and also provide the proper
agency that is charged with enforcement.

CEQA Guidelines, Section 15126.4(a)(1)(A), states “The
discussion of mitigation measures shall distinguish
between the measures which are proposed by project
proponents to be included in the project and other
measures proposed...which are not included but the
lead agency determines could reasonably be expected
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imposition of strong envirommental protections. Thus, developrent within the area may A
anly proceed under a narrow set of ciroumstances as desoribed below, none of which are
present here. The City’s attempt to construe the Preject as one that falls under the narrow 02-20
categaties of allowsable prejects set forth by Council Poliey 6040-20 impermissibly Cont.
citewrnvents the developroent resttictions set in place by that Policy andthe voter-
approved provisions of Proposition 4.

a. The Citywide Electorate Fassed Proposition A toProtect
Semsitive Land and Prevent Sprawl Development.

The Preject site is governed by the North City Future Urbanizing Area Framewaork
Flan (“Framnework Flan™. The MCFUA Plan designates Subarea IT, the area in which the
Preject islocated, as Funure Urbanizing Area that {s kept in reserve “to avoid premature
urbanization, to conserve apen space andnatural environmental features, andto protect
the fiscal resources ofthe City by precluding costly sprawl andfor leapfrog urban
developroent.” (Framework Plan, p. 133

Proposition A, the Managed Growth Initiative, was paseed by San Disgo wotersin
Movetnber 1085, Supported by the Sterra Club, Cornmon Cause, League of Conservation
Vaters, and Citizens Coordinate for Century 3 (237, the Proposition was a bipartizan D221
citizen’s effort to halt what was seen as a City Council pattern of violsting the Growth
Mansgement Plan. [Ballot Argument sccompanying Proposition A, November 1085
The Growth hanagement Plan set aside thousands of acres of land in the City, protecting
thern from development umil they were actually needed. In so doing, the Planalso
prevented new whan sprawl and accompanying traffic and air polltion, termed as the
“Los Angelization of San Disga™ (ibid) Asrecognized by the California Supreme
Coutt, the voters wers thus using a “legislative batteting tam ™ (dmador Palley Jorm
Unfen High Sch Dist. v. State Bd of Equalizariern (10783 22al 34 208,228 % The
inmtiative power “was designed for use in situations where the ordinary machinery of
legislation had wtterly failed . . " (34 The ballot arguenents make it clear that the
spansors of Proposition A f2lt the City Couneil was being unduly influenced by
developers. To prevent this, the voters reserved to themeslves the right to make the
findsmmental decision about whether certain broad swaths of land would be Y
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to reduce adverse impacts if required as conditions of
approving the project.” In compliance with CEQA this
SEIR distinguishes between PDFs, which are features
incorporated into the design of the project to minimize
or avoid adverse impacts; CMs, which include standard
conditions of approval imposed by the City or by
regulatory agencies; and mitigation measures (MMs).

Accordingly, MMs are actions taken by the lead agency
and/or applicant to reduce impacts to the environment
resulting from the original project design. After a project
has been evaluated with its consistency with federal,
state, and local laws and regulations, additional MMs
are identified by the lead agency to reduce
environmental impacts. This SEIR includes several MMs
relating to sensitive species, archaeological resources,
and noise monitoring and avoidance. Consistent with
CEQA, these MMs are not elements of the project itself
and are therefore appropriately described as MMs.

The cases referenced in the comment letter therein do
not mention the explicit permissions CEQA grants lead
agencies to use CMs, also known as environmental
compliance measures. CEQA Guidelines 15064.7(d)
provides the following:

Using environmental standards as
thresholds of significance promotes
consistency in significance determinations
and integrates environmental review with
other environmental program planning and
regulation. Any public agency may adopt or
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developed. Specifically, Proposition A provides: A

Ma property shall be changed from “fiture urbanizing’ land use designation
in the Progress Guide and General Plan to any other land use designation,
andthe provisions restricting developroent inthe Future Urbanizing Area
shall not be amended except by majority vote of the people _at a citywide
election thereon

[Proposition &, Section 1, City of San Diego Genetal Plan, p. AP-27.) The Proposition
applizs tolands designated as “fiturs urbanizing in the General Plan on August 1, 1584,
[Proposition A, sapra, st Section 2.3 Thus, lands set aside as “futurs whanizing or
‘Proposition A lands’ cannot be opened to wban development without a majoity vote of n2-21
the people. The only exception providedin Proposition A is for prejects for which “a Cont.
building permit has beenissued. | prior to the effective date of this measure ™
(Proposition &, sapra, 8t Section 3.3 Asthe Preject would be located on Proposition &
lands, amd as it was not proposed until long after 1984, it does not fall within Proposition
A's exception. Therefore, the project cannot be built umless a majority of woting San
Diegans approve ofremoving Proposition 4 protections from the site.

Proposition A sawthorizedthe City to “take any and all actions necessary™ to “carry
out the intent and purpose of this initiative messure ™ (Proposition A&, supra, Section 3),
including the adoption of reasonable guidelines for implementation (I, Section ). Like
conversiant of Proposition 4 lands, the measurs may be amended o tepealed only by a
majority of woters. [Jd., Section 6 Proposition A has not been amended or repealed.

The General Planis the City's constittion for developrnent. [Orange Crifzens for
FParks & Recregtion v, Superfor Courr (20163 2 Cal. 5th 141, 152 Thus, any decision of
the city atfecting land use and development must be consistent with the genersl plan.
(Citfzens &f Goleta Falley v. Board ¢f Supervisors (10003 52 Cal 34 533, 570 032-32
Proposition & has been incaorporated directly in the General Plan, most notably in the
Land Use and Planning Element, which contains a map of Proposition A lands. (General
Plan, Figure LU-43. General Plan Policy LU-12 guides the City to: y

15
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use an environmental standard as a
threshold of significance, a public agency
shall explain how the particular
requirements of that environmental
standard reduce project impacts, including
cumulative impacts, to a level that is less
than significant, and why the environmental
standard is relevant to the analysis of the
project under consideration.

In addition, CEQA Guidelines 15064.7 (a) defines a
threshold of significance as “an identifiable
guantitative, qualitative, or performance level of a
particular environmental effect, ...compliance with
which means the effect normally will be determined to
be less than significant.”

CEQA Guidelines 15064(b)(2) also states, “Thresholds of
significance as defined in Section 15064.7(a), may assist
lead agencies in determining whether a project may
cause a significant impact. When using a threshold, the
lead agency should briefly explain how compliance with
the threshold means that the project's impacts are less
than significant. Compliance with the threshold does not
relieve a lead agency of the obligation to consider
substantial evidence indicating that the project's
environmental effects may still be significant.”

Moreover, environmental compliance programs, plans,
and regulations such as water quality control plans, air
quality attainment plans, and integrated waste
management plans, contain specific requirements to
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Follow a public planning and voter approval process consistent with the A
provisions of this Land Use Element for reuse planning of additional

rilitary lands identified as Proposition “A” lands, andother areas if and

when they become subjzet tothe City’s jurisdiction. 0222
Cont.
Conversion of the preject site toan urhanized use such as the praposed Preject, without
achieving a majority vote of the public, therefore, would wialate not only Proposition 4,
bt the City's Genetal Plan,

b. The Projectis Inconsistent with the Impl tation Policies
for Proposition A, which are Incorporated into the General
Plan.

According tothe current General Plan, implementation of the Proposition has
dividedthe City’s land into two jutisdictions, Proposition A lands andurbanized lands.
Proposition & lands ate chatactatized by very low -density residential, open space, natural
resource-based park, and agricultural uses. (General Plan, p. LUT-41% By contrast,
wbanized lands are chatacterized by communities st whan and suburban levels of density
andintensity. (2604 Proposition A has been firther incorpotatedinto the General Flan's
Public Facilities Element, where it affects how the City finances public facilities.

[General Plan, Figure PF-1) 03.93

Pursuant to Section 3 of the Proposition, the City of San Disgohas adopted
implementation policies. Twonotable ones are Policies 6040-20 and 600-30, sach of
which becams effective on Detober 26, 1003, Policy 600-20 declares the Future
Urhanizing areas “urban reserves” that will help the City avoid prematurs uthamization,
conserve open space and the natural emvironment, and protect fiscal resources. [Couneil
Folicy 600-20, October 26, 1003, p. 1) The poliey opines that permitting developroent in
these urban reserves would “strain City fiseal resources,” inefficiently divent
developroent from wbamized areas, increase drive times and air pollution “without any
realistic prospect for mass transit service.” and “infrings upon the few remaining viable
agticultural areas withfin] the City limite™ (ibid) Tothat end, Policy 604-20 declares,
“Tt shall be the policy ofthe City Council that lands within the Future Urbanizing area be '

16
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avoid or substantially lessen the cumulative problem
within the project’s geographic area and a lead agency
can use such CMs when evaluating whether a project
has cumulatively considerable impacts. CEQA Guidelines
Section 15064(h)(3) states, “[s]uch plans or program
must be specified in law or adopted by the public
agency with jurisdiction over the affected resources
through a public review process to implement, interpret,
or make specific the law enforced or administered by
the public agency. When relying on a plan, regulation, or
program, the lead agency should explain how
implementing the particular requirements in the plan,
regulation or program ensure that the project's
incremental contribution to the cumulative effect is not
cumulatively considerable.”

In the circumstances described above, the City may list
compliance measures in the SEIR as CMs, rely on them
to determine if the project will result in a significant
impact, and only propose MMs if it determines, using
CEQA'’s rule of reason, that a significant impact from the
project still remains. CEQA Guidelines, Section 15064(b)
states "The determination of whether a project may
have a significant effect on the environment calls for
careful judgment on the part of the public agency
involved, based to the extent possible on scientific and
factual data." If impacts are not significant, then no
mitigation is required (14 CCR 15126.4[a][3]). Where
CMs are used in the SEIR, the City properly explains why
the CMs are relevant to the project and how compliance
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roaimtained as an ‘urban reserve’ in part through the application or continuation of A
agticultral zoning which prohibits development at urhanintensities™ (I, atp. 23 For
lands zoned A-1, such as the projeet site, Palicy 600-20 permits residential developrment
in four ways:

13 accarding to the density and mindmum lot size permitted by A-1 zoning
regulations;

23 pursuant to cluster developrnent regulations that allow the same amount of
total development as A-1 zoning regulations, but clusteredin one location
to allow fiture development of other lande when the property is shiftedinta
an whanizing area;

33 pursuant to the Planned Residential Developrment regulations that allow
developtnent at an increased density in exchange for permanent saserments

onundevslopedland; and 0223

cont.

4y pursuant to conditional use permit regulations provided that the conditional
uses 8t natwral resource dependent, non-urban in character and scale, or are
afanintetim nature which would not result in an irrevocable commitment
ofthe land precluding future uses.

[Council Policy 600-29, pp. 243 Each ofthese development options incentivizes the
preservation of agricultural and open space land. Policy 600-25 firther incentivizes the
tetention of undevelopedland by promoting the consideration of preservedlands for tax
benetits under the Williamson Act. (I, p. 3.3 Finally, the policy provides that lands
anly be considered for shifting outside of a Proposition & des{gnationin accordance with
specific procedures and monitoring mechanisms. Before urban density can be permitted
in Proposition A lands, & General Plan Amendment and supporting cornmmity, specific,
o precise planis required (F64) However, before the City may expend funds on such a
plan, it roust make supportable findings that “[ 1} available lands are approaching full
wilization; (23 2 need existe for sdditional developabls lands; and (33 a process has been
developed to identify whers the next phase of urban developroent should ocewr ™ ']
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with them ensures the project's impacts would be less
than significant (14 CCR 15064.7).

The environmental disclosure purposes of CEQA are not
subverted when the project must follow applicable CMs
adopted as mandatory legal requirements. By using
compliance standards, the lead agency streamlines
CEQA compliance by taking advantage of regulatory
agency studies and proceedings leading to adoption of
an environmental standard. This is consistent with the
Legislature’'s CEQA policy that “[a]ll persons and public
agencies involved in the environmental review process
be responsible for carrying out the process in the most
efficient, expeditious manner in order to conserve the
available financial, governmental, physical, and social
resources with the objective that those resources may
be better applied toward the mitigation of actual
significant effects on the environment” (California Public
Resources Code, Section 21003][f]).

The SEIR properly includes PDFs and CMs that are not
considered MMs in a manner that does not improperly
compress the SEIR's disclosure and analysis functions, in
compliance with the CEQA Guidelines.

The comment is an introduction to comments that follow.
Comments 02-15 through 02-19 summarize more detailed
comments provided in Attachment A that are addressed in
MR-2, Wildfire Hazards and Evacuation; see also RTCs 02-
19, 02-70 through 02-78, and 02-80 below.
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[Council Policy 600-20, p. 43 Finslly, the policy requires the cornpletion of a survey to A
identify Lands that should be retained as permanent apen space Tor agricultural,

T al, or other purp:

The SEIR claims that the Preject qualifizs under one of the developroent
alternatives statedin Policy 600-20, which applies when the conditional uses are non-
utban in character of seale. The SEIR cannot reasonably claim that the Preject ie non-
urhan in character or scale. As the General Plan states, whanized lands are charactetized
by cornmurities at uban and suburban levels of density and intensity. [General Plan
Land Use Element, p. LUT-47.3 The Preject would entail a drarmatic increase in the
intensity afthe land. The Project would add 124 beds, increased traffic trips including
from residents, eraployees, and visitors, and would generate significant noise impacts. 02-23
The Preject also exceeds the seale of the ates, with a 40 foot, three story facility that cont.
exceeds height limite. The Project is also incompatible with srrounding developrment—
the Preject’s excessive height limit and short setback would create privacy and noise
issues s the Preject’s residential units would tower over the adjacent residential
development. The Preject simply does not qualify under this or any developrent
alternative.

The proposed Preject’s 103 residemtial undts vastly exceed thase that would be
permnitted by any of Policy 600-29"s allowable development types, andis therefore not
permissible at this time. Additionslly, a phaze shift into an whanizing area cannot yet
occut becauss a general plan arnendment, specific plan, o precise plan has not been
approved for this partion of the Narth County Future Urbanizing area, as required.

Policy 60-30 sets out the City’s policies for handling the “exceptional situations,”
wherein the Council may consider land shifts ounside of the General Plan update process,
such as whena property owner petitions for a land shift. (City Council Poliey 600-30,
Detober 26, 1003, p. 1.3 The Policy restates Proposition A, making it clear that “MNaland
shall be shifted frorm the Future Urhenizing area..except by a General Plan Amendmment
approved by the City Couneil and approved by a majority vote of the peaple™ (ibid)
Applications for land chifts can only be considered for substantive review by the
Plamning Corurnissionif they are consistent with an adoptedland use plan, such asthe '

02-24
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02-15

02-16

02-17

02-18

02-19

02-20

02-21

02-22

Please see RTCs 02-70, 02-71, and 02-77, below.
Please see RTCs 02-70 and 02-71, below.

Please see RTCs 02-72 and 02-73, below.

Please see RTCs 02-75 through 02-78, below.

Please refer to MR-2, Wildfire Hazards and Evacuation,
and RTC 02-80.

The comment is an introduction to further comments
regarding consistency within Proposition A.
Consistency with Proposition A was analyzed in SEIR
Section 5.1.3. Please refer to MR-1, Land Use and
Zoning Consistency, and see also RTCs 02-21 through
02-31.

The comment incorrectly states that the project cannot
be built without the majority of voters within San Diego
removing the Proposition A protections from the site.
The project does not trigger a phase shift requiring
voter approval. The site is being developed consistent
with Proposition A and Council Policy 600-29 and
consistent with the AR-1-1 zoning. Please also see MR-1,
Land Use and Zoning Consistency, and RTCs 02-3
through 02-8.

A discussion regarding the background of Proposition A
is provided in Section 5.1 of the SEIR. The comment
mischaracterizes the project as an urbanized use that
would require a majority vote of the public. An analysis
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Morth City Futurs Urbanizing Area Framework Plan, or ifthe application provides a &
“reasonable bass” far the General Plan amendment it would require. (I atp 23
Pursuant tothe poliey, an application for an amendment provides a reasonable basis ifit
is neededto provide land development, as determined by City monitoring; ifthe
ansndment i “responsive to population and growth rates which demandland
availability™; if the amendment will not conttibune to “wrban sprawl, leapfiog
developrment, of prematurs developrment™; or ifthe amendment will “provide the City 02-24
with substantial and unique public benefits™ (Ibfdy Withowt one of these showings, the Cont.
application canmot be forwarded to the Planning Commizsion, and ultimately the City
Council, for review andthe scheduling of 2 public vote.

Couneil Poliey 600-30 also prohibits approval of the preject, which fails to mest
any of the thresholds for a substamive review —the preject is neither unique ot required

by great demand —andit is inconsistent with the MCFUA

2. The Projectis Categorically Prohibited in Proposition A Lands.

of consistency with policies in the City's adopted General
Plan and NCFUA Framework Plan, including approval of
the CUP Amendment with an Uncodified CUP
Ordinance, SDP Amendment, and a Neighborhood Use
Permit to allow for a Comprehensive Sign Plan and
associated project signage, is provided in the SEIR under
Section 5.1.3.1. Moreover, the commenter quotes
General Plan Policy LU-J.2, which discusses public
planning and voter approval for reuse of military lands
identified as Proposition A or new territory brought into
the City's jurisdiction. The site is not located on military
land and is already within the City's jurisdiction and the
quoted policy is inapplicable. Please see MR-1, Land Use
and Zoning Consistency, and RTCs O2-3 through 02-8.

The Prcject it explivitly prehibitedin Propotition & Lands. The Prcject ir a 02-23 Council Policy 600-29, Maintenance of Future Urbanizing
Contimting Care Retirement Comrmumity, which is not permitted within agrieultural
zones designated as Proposition & land. (San Diego Municipal Code § 1410303, subd. Area asan Urban Reser\{e' a”.OWS development
(8% § 1510322, Tuble 131-03B:) pursuant to CUP regulations in certain conditions,
Moreover, the Agricultural Zoning Designation on Proposition & Lands precludss inCIUding Where development iS non_urban in CharaCter
the Prcject. Under the current zoning code, no mare than one dwelling unit is allowed for 03.95 and Scale (CounC” PO“Cy 600_29 [development
every four acres, of no mare than three units for the entire property, on Proposition 4 . . .. . . .
latds. The purpose of the Agricultural designationis toretain agticultural uses in a rural alternatlve 3]) The ASS'Sted L|V|ng Fac'“ty IS SUbJECt toa
envirorenent and only allow development st a very low density. For zach of reference, CUP and reasonable accommodation pursuant to SDMC
portion: of the existing roning code are provided with ernphasis: . . .
Section 131.0466 to allow a waiver (accommodation) to
1318301 Bupose of Ageultral Zenes Supplemental Regulations to afford disabled persons
The purpose of the agricultural zones is to provide o areas that are rural in the equal Opportun'ty to use and enJOy a dWeI“ng’
chargeter of areas whete agricultursl uses are currently desirable. ' Consistent Wlth the FHAA (42 USC 3601 —361 9) and the
" California Fair Housing and Employment Act (Govt Code
12900-12996).
Page 1% of 78 in Comment Letter 02
As explained in SEIR Section 5.1.3.1, development of the
site as a Nursing Facility is also consistent with Council
Policy 600-29 and NCFUA Framework Plan development
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§131.0302 Purpose of the AG [Agricultural - -General) Zones &

() The purpose of the AG zones is to accommaodste all types of agricultural uses
and some minar agricultural sales on a longterm basis. Memagricultural uses are
Emifted i ife AG zowes (i order 1o sirengifien the presence ard retentfon of
traditional agricultural uses.

(b} The AG zones are differentiated based an the mindmurm lot size as follows:

v AG-1-1 requires minimum 10-acre lots

v A0G-1-2 requites minimmum J-sote lots

§131.0303 Purpose of the AR [Agricultural --Residential} Zones

02-25

() The purposs of the AR zones is to sccornrodats a wids range of agricultural Cont

uses while also permiiiing ihe development ¢f single dwelling unit komes at o very
low density. The agricultural uses are imited to those ¢ f low frtersity to minimize
the potential conflicts with residential uses. This zone is applisd tolands that are
in agricultural use of that are undeveloped and not appropriate for mors intense
roning. Residential development opportunities are permitted with a Planned
Development Permit at vatious densities that will preserve land for open space or
finure development at wrban intersities when and where agprepriate

§131.0340 Maximum Permitted Residential Dersity in Agricultural Zones

(4y FFihin Propostifon A Lands except within the Del Mar Mesa Specific Plan
aten, i (Herease (R dersity ¢f up to one dwelling unit per 4 geres ¢f lot area may
be reguested through a Planwed Develspment Permit in sccordance with Process

i Because the voters have determined that the land is subject to Proposition £, they have
determined that urhan densities are not appropriate on this land unless they vote a Phase Shitt to
have it developed as urhan propenty. Y

H
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alternative 3 because it is consistent with the A-1 zone
regulations applicable at the time of passage of Prop A,
which allowed for Nursing Facilities as a conditional use.
The project is designed to be non-urban in character
and scale through its compliance with AR-1-1 zoning
requirements, minimal lot coverage, landscaping, and
open space preservation. Refer to MR-1, Land Use and
Zoning Consistency, for further discussion of the
project’s non-urban character and scale.

Regarding the increase in vehicle trips and noise, see
SEIR Section 5.8, Transportation. In December 2018, the
CEQA Guidelines were updated to remove level of
service (LOS) as the metric to evaluate traffic impacts
and replaced it with vehicle miles traveled (VMT).
Jurisdictions were required to start evaluating VMT
starting July 1, 2020. The City's Transportation Study
Manual (TSM) implemented the required shift from a
LOS analysis to a VMT CEQA analysis in 2020 as a result
of Senate Bill 743. The SEIR notes that the Assisted
Living Facility would generate a total of 234 daily trips.
The City's screening threshold for VMT for this type of a
project would be over 300 daily trips. Because the
project would generate less than 300 daily trips it is
considered a “Small Project” per the City's TSM and was
presumed to have a less than significant VMT impact.
Noise associated with the increase in vehicle trips was
evaluated under SEIR Section 5.10, Noise. Noise
associated with project operation, specifically the
increase in vehicles, was modeled to determine if it
would exceed the City's noise thresholds. As shown in
Table 4.10-8, in Section 4.10 of the SEIR, traffic noise
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Five subject to the regulations in Section 1430402, The remiainder ¢f the A
premifses shall be & ft urdeveloped v perpetufiy. ..
02-25
The Project, which will provide 105 unite and 124 bede ina 3.07-scre parcel, far Cont.

exceeds the developroent limits set by San Diego Municipal Code section 1310540040
Accordingly, the Preject is prohibited from developrent on the parcel.

3. The Project is Inconsistent with the Framework Plan.

The SEIR fails to disclose the Project’s inconsistencies with the Framewark Plan.
First, the SEIR claims that the Preject is consistent with Guiding Prineiples 232 and 2.4b
because the Projeet would not require a Phase Shift. As discussed above, this is false. 02-2a
The Preject fails to fall within any of the natrow development alternatives specifiedin
Council Palicy 600-20, andtherefore cannot procesd without undertaking the Phase Shift
procedurss outlined in Proposition A

4. The SEIR Fails to Disclose and Mitigate the Project’s Inconsistency
with the MSCP.

The countywide Multiple Species Conservation Plan ("MSCP" iz a

1

Ot ive habitat conservation planning program that addresses multiple spesies

habitat needs andthe preservation of native vegstation cormmunities for a 800-square
rile ared in southweestern SanDisgo County™ (MSCP, p. 1-1) The MSCPis
implemented by local jurisdictions though M3CP subares plans, “which describe specific
implementing mechani smme for the MECP" (1564 The Multi Habitat Planning Area
[“MHPA™ iz the ares within which the permanent MSCP preserve {5 assembled and o227
managed for its biological resources. (MSCP. p 3-7)

The Prcject site is governed by the City of San Diego MSCP Subares Plan
[“Subarea Plan™. “The overarching MSCP goal is to maintain and enhance biological
diversity in the region and conserve viable populations of endangered, threatened, and
key sensitive species and their habitats, thereby preventing local extirpation andultimate
extinction, and minirizing the need for finuee listings, while enabling sconornic growth
inthe region.” (MSCP Subarea Plan, p. 493 The City of San Disgo is required to ¥

11
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would not exceed the City's 65 A-weighted decibels
(dBA) threshold and impacts would be less
than significant.

The project would not exceed height limits and would
be consistent with setbacks requirements. The AR-1-1
zone permits the project to develop to 40 feet, instead
of 30 feet, with which the project would comply. The
project would provide setbacks of 45 feet (north side
yard), 187 feet 7 inches (back), 30 feet (south side
yard), and 63 feet 9 inches (front), which would allow
for the increased height of 40 feet per SDMC Section
131.0344. Additionally, the Assisted Living Facility is
located at a lower elevation than the adjacent
residences to the south, and the proposed grade of the
Assisted Living Facility would be lower than the existing
grade at the site. Therefore, with the proposed
increased setbacks and lower grade of the Assisted
Living Facility compared to the adjacent residences, the
perceived scale of the Assisted Living Facility would be
less. It is reasonable to conclude, therefore, as the SEIR
does, that the project design and intensity are non-
urban in character.

The project is consistent with multiple Implementing
Policies for Proposition A and includes a Reasonable
Accommodation waiver to a Supplemental Regulation.
Please also see RTCs 02-3, 02-4, and 02-8 and MR-1,
Land Use and Zoning Consistency.

As discussed in SEIR Section 5.1.2, City Council Policy
600-30, General Plan Amendments to Shift Land from
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“rnanage and maintain lands obtained a5 roitigstion whete those lands have been
dedicated to the City in fee title or easernent” (b} Further, the Subarea Plan requires
that “[mu]itigation, when required as part of preject approvals, shall be performed in
sccordance with the City of San Disgo Environmentally Sensitive Lands Ordinance and
Biclogy Guidelines™ (fd at 51.)

The Implementing Agreement to the MECP fortifies these goals and policies with

testrictions, The Ioplementing A greement states that the City of SanDisgoagrees to be
0E-27

responsible for managing lands within the NHPA in perpetuity, including lands for ot
nt.

which a covenant of easement has been gramted to the City. (Iuplementing Agreement
310,64, p. 263 The SEIR identifies that & Project Design Feature, PDF-BIO-1, includes
& covenant of easernent for the portion of the Prejet site that includes MHPA . However,
the SEIR. does not specify any kind of managemmem plan for this land. The failure ofthe
SEIR to specify a managemment plan for the MHPA land constitutes deferred mitigation.
Deferred mitigation violates CEQA. (Frdargered Habftats League v County o f Orarge
(2005 131 Cal. App. 4th 777, 793-04; CEQA Guidelines § 13126.4(a)(13(B).) Deferral
is perritted when a mitigation measure commits to specific performance standards, but
1o such standards are included here.

Further, the SEIR fails to disclose the Preject’s inconsistencies with the Land Use
Ad{acency Guidelines. The Land Use Adjacency Guidelines are guidelines that apply to
land uses that are adjacent to MIHPA to ensure minimal impacts ta the MHPA . The Land
Use Adjacency Guidelines cover impacts relating to drainage, toxics, lighting, noise,
barriers, invasive species, brush management, and grading. (M3CP Subarea Plan, pp. 47-
404

The SEIR claims that no tosdes impacts would ocowr, yet the SEIR relies on an
impropetly deferred Starmwater Pallinion Prevention Plan (SWPP) to mitigats impacts
resulting from todies. As explained above, CEQA does not allow deferred mitigation
withowt specific performance eriteria. (CEQA Guidslines § 15126 4(a3(13BY.)

02-28

The SEIR claims that the Preject would not condlict with the guidelines regarding
lighting, The Guidslines state that lighting of a1l developed areas adjacent to the MHPA
should be directed away from the MHPA, and shilding to protect the MHPA and

l 032-20
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Future Urbanizing to Planned Urbanizing Area, applies
only to urban scale projects that require a public vote.
As noted in MR-1, Land Use and Zoning Consistency, the
project does not propose a General Plan Amendment or
a phase shift and is not subject to a public vote;
therefore, this policy is not applicable.

Please see MR-1, Land Use and Zoning Consistency. As
discussed in this response, while the underlying AR-1-1
zone accommodates a wide range of agricultural uses
and the development of single dwelling unit homes at a
very-low density, hospitals, intermediate care facilities,
and nursing facilities are also permitted but subject to a
CUP. The project is not a “Continuing Care Retirement
Community,” which is a specific type of state-regulated
housing facility for the elderly (see California Health and
Safety Code Section 1771) that does not qualify as
disabled housing under the FHAA. The project qualifies
as a Nursing Facility that provides on-site assisted living
care for disabled residents.

Commenter expresses concern associated with the
maximum permitted residential density in agricultural
zones and that a Planned Development Permit in
accordance with Process 5 per the regulations in
Sections 131.0340 and 143.0402 of the SDMC is needed
to increase the density. The Planned Development
Permit process also requires leaving the remainder of
the premises undeveloped in perpetuity. These
regulations implement City Council Policy 600-29 Option
3 for permitting residential development, which states,
“(3) pursuant to the Planned Residential Development
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sensitive species shouldbe provided whers necessary. The SEIR claims that the Preject A
would not have lighting impacts because exterior lighting would be directed downward or

away from the MHPA. But the Site Plan shows parking spaces in close proximity tothe

MHPA boundary line. (SEIR, Figure 3-1, p. 3-21y The SEIR includes no information ta

roitigate lighting itopacts from these uses,

02-28

SEIR Appendix D, the Biological Report relied on by the SEIR, slso claims that cont

the 100-foot wetland butfer would help to prevent lighting iropacts. (SEIR, Appx. D, p.
30} But the wetland buffer extends inta the MHPA, s0a partion ofthe MHEPA is not
included within the buffer zone. (SEIR, Figurs 5.4-2, p. 5.4-37 3 Thus, the buffer could
not provide sufficient protection from lighting impacts. Mareover, neithet the Report nor
the SEIR explain why a distance of 104 faet would shizldthe sensitive land from lighting
innpacts.

The Land Use Adjacency Guidelines prohibit introduction of invasive non-native
tlant species into areas adjacent tothe MHPA. (MSCP Subarea Plan, p. 433 The SEIR
identifies that a 2,182 square foot residential cutting garden will be placedin the
southeastern corner of the site, directly abutting the MHEPA boundary. The shrub plan
identifies that the garden will be “seasonal and to be specified by property managsrent
corapany.” (SEIR, Figure 3da, p. 3-27 No other details are providedinthe SEIR. 02-30
regarding this cutting garden, nor are the garden’s impacts analyzed. Giventhis garden’s
atjacency to the MHPA, the SETR must provide specific details regarding the
construction and operation of this garden, and includs enforceable mitigation measirss to
ensure that mo invasive non-native species are introducedin this garden or any of the

landscaping onsite.

Finally, the Preject wiolates the Land Use Adjacency Guidelines regarding noise.
The Guidelines require protections to mitigate noise impacts acjacent tothe MHPA,
including s requirement that “Excessively noisy uses or activities adjacent to breeding
afeRs HIUSE inorporate noise reduction measres and be curtailed diring the breeding nE-31
zeason of sensitive species™ (MSCP Subarea Flan, p. 483 Though the Preject will have
sgnificant noise impacts to wildlife, the mitigation measurss statedin the SEIR are

vague, itnpermissibly deferred, and inadequate. (Section IV .E.8% Thus, the Project is ']

3
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regulations that allow development at an increase
density in exchange for permanent easements on
undeveloped land,” and Option 2 for rural cluster
development at a density of 1 unit per 10 acres. As
discussed in more detail in RTC 02-23, the project is not
proposing to develop pursuant to Option 2 or 3 but
utilizes the CUP process in Option 4. Accordingly, the
project is within the intensity limits for a CUP-based
development under the base zoning. Therefore, a
Planned Development Permit in accordance with
Process 5 would not be required.

Moreover, enforcing such a density limit, even if it were
applicable, would allow non-disabled residents to live in
the AR-1-1 zone, but not disabled elderly residents, and
would therefore be subject to waiver as a reasonable
accommodation pursuant to SDMC 131.0466.

Please see MR-1, Land Use and Zoning Consistency, and
RTC 02-23. As this non-urban project would not require
a phase shift, it would be consistent with Guiding
Principles 2.3e and 2.4b of the NCFUA Framework Plan
(see SEIR Table 5.1-2 in Section 5.1.3.1 for a consistency
analysis of these policies).

The project’s consistency with the San Diego Multiple
Species Conservation Plan (MSCP) Subarea Plan was
analyzed in SEIR Section 5.4.3.4 and in SEIR Section
5.1.3.3. The SEIR determined the Assisted Living Facility
would comply with the MSCP and no biological resource
impact related to an MHPA inconsistency would occur.
Therefore, mitigation would not be required. As
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described in SEIR Section 5.4.3.4. the on-site MHPA area
would be preserved in perpetuity via a Covenant of
s, Sara Osbo: . . . .
Twne 25,2003 Easement in accordance with the City’s Environmentally
Page 24 ape .
o Sensitive Land Regulations (see CM-BIO-1). The
inconsistent with the Land Use Adjacency Guidelines, and conflicts with the MSCP and 31 easementis a prOJECt CM and demonStrates the
the MSCP Subarea Plan. The SEIR must be recirculsted to analyze, disclose, and ot project’s Comp“ance with the Environmenta”y Sensitive
ritigate these conflicts. . . aps .
Land Regulations but is not compensatory mitigation for
E. Ee SE(.IRFa.i]sto Analyze, Disclose, and Mitipate the Project’s Naise a biological impact Of the project because the project
pacts. . . i
has no direct impact on a protected species.
1. Effects of Moise Pollution on Health Are Extensive.
“[Tjhrough CEQA, the public has a statuterily protectedinerest in quister noise 02-28 Section 5.4, Biological Resources, of the SEIR addresses
etironrnents.” [Berkeley Keep Jots Over the Bay Commiittee v. Board ¢f Port Com'rs f . . . . .
(20013 01 Cal. App dth 1344, 1380 Despife Fhis clear mandate fo analyze noise ImpaCtS to Wlldllfe' AS descrlbed n SEIR SeCtlon 54'3
Empacts, the SEIR omits ¢ discussion of'the extensfve heafth impacts o f noise exposre, and Cha pter 4 Of the BiOIOgical Technical Report
ired by CEQA (Cf S Clhub v C i 2018y 6 Cal. 5th 502, 521 . . . ..
suseduiredby CEQA (0 Serra Cliby. County of Fresno (2018) 6 el ) included as Appendix D to the SEIR, the Assisted Living
Excess noise pollution can cause hearing damage andloss. Loud noise, sither 09.3% Fac|||ty would be required to Comp|y with the Clty’s
expetienced as a single event or continuously over time, can damage cells inthe inner ear L
that detect round snd help tranerit infermation on sound o the MHPA LUAGSs as a standard condition of approval and
brain. [I'_rtms:#www.cdc.gow’nceh"heanng loss'how doss loud no1_5e cause heating lo CM, Wh|Ch inC|udeS measures relating tO drainage,
sehiml, incorparated by reference ) Damage to these receptor cells is permanent and . . . . . . .
canmot be repaired. (I} Such damage can make it difficult to hear, including causing tOX|CS/prOJeCt Stag|ng areaS/eqL“pment, ||ght|ng, nOISe,
difficultizs in understanding speech. (Ibid) . . . .
barriers, invasives, brush management, grading/land
Soundievel is measredin dB4. development, and area specific management directives.
hittpesiwww noned se org/library st erl st er htm#physical, incorporated by reference ) In
1074 the EPA recorumended tha the equivalent A weighted sound level ower 24 howrs These measures would be adhered to because they are
[Leq(‘_24))be no greater than ?DdBAIoer_lsureanjadequaIemarginof&afay[o;_xevem required by the SDMC’ and a” ConditionS Of appl’ova|
heating loss and damage. (hitps//nonoise orglitraryllevel s7dflevels 74 him, incorporated K X . . X
by reference ) Toprevent interference with activities and annoyance, the EPA must be Comp“ed W|th AS determ'ned N SE'R Sect'on
;:‘me:jeiiiay-mg}naverage sound level no greater than 45 dBA for indoors and 35 ' 54’ W|th Comp”ance W|th the LUAGS, that no Signiﬁcant
indirect impacts to the adjacent MHPA would occur (see
CM-BIO-1 in Table 3-3 of the SEIR).
24
Regarding how existing regulations prevent a project’s
Page 24 of 78 in Comment Letter 02 drainage impact from rising to the level of significance, it
is important to understand the regulatory structure. The
Federal Water Pollution Control Act (also referred to as
the Clean Water Act) was amended in 1972 to provide
El Camino Real Assisted Living Facility Project City of San Diego
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The SEIR must relats these health impacts of excessive noise exposurs to the T 02-32
Cont.

Prject’s significant noise impacts.
2. Naise Impacis from the Church Project and the Assizsted Living
Project Musi be Analyzed Topether.

A stated above, the SEIR provides data from only the Assisted Living Projest.
Howewver, the Preject {s adjacent to the Church Preject, and the developer is seeking an
ammendment ta the Condtional Use Permit for the Church Preject to include a condition
for a lot-tis agreement requiring the Church and AssistedLiving Facility to be developed
&z one overall preject. (SEIR, p ES-1) Thus, the impacts of both prejects should be
anelyzed and reported togethet.

02-33

While noise imnpacts wers studied separately in the SEIR and the 2014 Church
SEIR, the combined noise impacts of both prejects ate unknown. This is because due to
the logatithimic measurement of soundin decibels, “the total sound pressre created by
rmultiple sound sources doss not create a mathernatical additive effect™ (New York State
Deg of Exvir
available at hitpec/fwwrwr dee ny gov/docs/perits o] opetations pdffneise 2000 pdf, pp.
3-5; Minnesora Pallution Comrol Agency, “A Guide to Nolse Contral in Minnesota,”
available at hitpe/f v nonoi se org/libearydsndbasiof Sound pdf, pp. 6-7) Because the
Project will be developed together, the SETR must include these combined analyess.

al Conservation, “Assessing and Mitigating Moise Inpacts”

3. Comstruction Noise Impacts Cannoi be Evaluated Until there is an
Updated Construction Schedule.

The SEIR includes an owndated construction schedule that assumed constrktion 0234
would commence in Japuary 2023, The SEIR shouldinclude s revised and redlistic

construction schedule that alwo incorporates construction of the three unbuilt, previously

approved accessory buildings on the Church site,

5
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that the discharge of pollutants to waters of the United
States from any point source is unlawful unless the
discharge complies with a National Pollutant Discharge
Elimination System (NPDES) permit. The 1987
amendments to the Clean Water Act added Section
402(p), which establishes a framework for regulating
municipal and industrial stormwater discharges under
the NPDES Program. The U.S. Environmental Protection
Agency (EPA) published final regulations in 1990 that
were then updated in 1999. The 1999 regulations
provide that discharges of stormwater to waters of the
United States from construction projects that
encompass 1 or more acres of soil disturbance are
effectively prohibited unless the discharge complies
with a NPDES permit. The State Water Resources
Control Board adopted a statewide general permit that
applies to stormwater discharges associated with
construction and land disturbance activity.

The latest construction general permit was issued in
September 2022, and it includes requirements to follow
the modern best management practices developed by
an expert technical advisory committee of hydrologists
and water quality experts, which filter out excessive
sediment or pollutants in stormwater and prevents
them from leaving a project site. As such, the project’s
requirement to obtain a construction general permit
and follow its requirements ensures project drainage
impacts do not adversely impact the adjacent MHPA.

The project is required to prepare a stormwater
pollution prevention plan (SWPPP) by law and as a
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4, The SEIR Musi Define and Identify Sensitive Receptors.

The SEIR fails to cleatly define the noise-sensitive uses that surround the site.
The Prcject site is locatedin a highly sensitive ares with numerous noise-sensitive uses.
Az measuredon Google Maps, the following sensitive receptars ocour within 300 faet of
the Preject site:

o Stallions Crossing residential development, which includes 47 residences

+ Harvest Evangelical Church, located at 13885 E1 Carnino Real, San Disgo, G2-35
A 52150

+ 5t Sarkis Armenian Church, the associated preject that was the subject of
the 2014 Church EIR.

»  The San Dieguito River Park Dust Dewil Mature Trail

The SEIR must specifically identify these noise-sensitive uses that surround the Project
ste &% sensitive receptors and ensure that analyses acourately capturs impacts to these

usss,

5, The SEIR’s Noize Measurement Locations Do Not Provide the Full
Picture of Noise Impacis.
. . . 02-36
The SEIR measures outdoor arnbient noise levels at only two locations: on the
western and southeastern boundaries of the Project site. (SEIR, Appx. I, pp. 13,15)
There is no roeasurament point located on southern boundary of the Preject site, which
drectly abuts the residential developrnent south ofthe Prcject site. The SEIR only
roeasures tratfic noise near the residential development. (SEIR, p. 5.10-24 [SC1].) The
SEIR thus fails to adequately assess the Project’s operational neise iropacts tothe
tesidential development. The SEIR separately assesses the impacts of noise from HVAC
units in shared spaces and individual units, and the smergency generator, but addresses 0237
na ather stationary operational noise impacts. For example, the Project includes an
outdoor seating cowrtyard along the southern border of the site, which appears to contain
alap pool. (SEIR, Appx.J, p. 33 The SEIR must analyze noise impacts fram the
Prcject’ s outdoot recreation areas.

i
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standard condition of approval that would be monitored
and enforced by the City (see CM-BIO-5). It is a CM that
ensures impacts do not rise to the level of significance; it
is not mitigation. Therefore, it cannot be deferred
mitigation. See RTC 02-13. SWPPPs are site specific and
project-specific; they are effective in preventing impacts
from rising to a level of significance because qualified
professionals (Qualified SWPPP Developers) determine
the erosion and sediment control techniques and
pollution prevention measures to be applied to the site
based on decades of use in the construction industry.
The project specific SWPPP prepared by the Qualified
SWPPP Developer and submitted by the Legally
Responsible Party for the property is required to be
uploaded into the State Water Resources Control
Board's SMARTS system for approval before a waste
discharge identification number is issued for the project.
Construction is not permitted to begin until after the
waste discharge identification number is issued. The
construction general permit outlines a process to
determine a project’s risk based on schedule, soil
erodibility, and receiving water risk, which then leads to
specific requirements for the project SWPPP. The
construction general permit also contains effluent
limitations and action levels for dischargers.

These measures outlined in the project-specific SWPPP
have been proven effective in physically separating any
toxics from the MHPA lands, including erosion control
(scheduling, preservation of existing vegetation, soil
binders, geotextiles, etc.), sediment control (silt fence,
fiber rolls, gravel bag berms, manufactured linear
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sediment controls, etc.), non-stormwater control
(dewatering, paving and grinding BMPs, vehicle and

prefudicial amission that renders the deaft SEIR inwvalid

s, Sara Osbo: . . . .

Tune 23,2023 equipment cleaning/fueling/maintenance BMPs, etc.),

Page 27 . . .

o material and waste management (material delivery and
storage BMPs, stockpile management, spill prevention

Meithet is there a measursment point onthe north boundary of the Preject site, ] and Contr0|, solid waste management, etc‘)’ Total

which would assess impacts to the Church uses. There is also no measurement paint on . . .

the nottheastern boundary of the Preject site, which would provids greater avsessment of 0238 MaXImum Dally Load_related BMPS (When appllcable)

the itnpacts to the M{HPA, The failurs to assess sound impacts at thess locations iz a and pOSt COﬂStFUCtiOﬂ stormwater management

measures. Qualified SWPPP Practitioners are

8- The SEIR's Traffic Nofse fmpacts are Underesfimated. responsible for the implementation of the SWPPP, along

The SEIR also underestimates the Prcject’s traffic noise impacts. As set Torthin Wlth the Qua I Ifled SWP PP DeVeIOperS, a nd are req u i red
the sxpert comments prepared by Mt. Tom Brohard, the Project relies on sn assumption ne-30 . . . s
of 210 average daily trips, whichis an undersstimnate. The analysis of traffic noise st to perform regU|a r InspeCtlonS a nd Im plement SpeCIﬂC
be reevaluated using an assuraption of 331 average daily 1ips, which accurmely estimates p rocedures before’ duri ng an d after a storm event. A
the Project’s trip generation, . . .

project may also be required to implement stormwater

Additionally, the SEIR relis on a roisleading noise meanwement location (5C1) 1 H H H
0 gssess roadway nolse impacts to the Stallions Crossing residential developroent. 3C1 sam pllng Of efﬂ uent based onits rISk Ievel or Other
is located far from the Project site, on s section of E1 Carning Real outside the Stallions fa ctors. EVe n |f the SWP P P req u | rement were not a CM y
Crossing development. (SEIR, Figurs 5.10-1, p. 5.10-25.% This roeasurerment will not ng-a0 . tt SWP P P . d th
captire the noise impacts of traffic within the Project site andthe Church site, including a reqUIremen 0 prepare a In accoraance wi
from patking and emer gency vehicles. Maor does this measursrment capture the impacts a pphca ble |aW wou |d not be deferred m |t|gat|on
on the tesidences closest ta the Project site. The SEIR should measurs traffic noise at the .. . . .
southern boundary of the Project site in order to rectify thess inadequacies. ] because it is SUbJeCt to Comp|lance with performance

standards established by law, including NPDES General
Permit for stormwater discharges associated with

deep. Sleep disturbance is considered “the most deleterious non-auditory effect of ConStrUCtlon and |and dISturbance aCtIVItIeS Order WQ
etvirontnental noise exposre | . because undisturbed dleep ofa sufficient length i 02-41 2022-0057—DWQ NPDES NO CASOOOOOZ

needed for daytime alartness and performance, quality of life, and health.” (Basner ot al.,
Awdtiory and Nor-duditory Ejfects ¢f Nofze on Health (20143 383 Lancet 1325,

7. The SEIR NMust Evaluate Sleep Disturbance.

Excessive soundlevel can have a profound health impact by disturbing

1320 % Repested dleep disturbance can changs slesp structure, including “delayedsleep AS concluded |n Sect|on 5434 Of the SElR,
onset and =atly awakenings, reduced deep [slow-wave) and rapid eve moverment sleep, L compliance Wlth these conditions WOUId ensure
. indirect project impacts would be minimized during
both construction and operations. Measures relating
Page 27 of 79 in Comment Letter 02 to drainage, toxics/project staging areas/equipment,

lighting, noise, barriers, invasives, brush
management, grading/land development, and area-
specific management directives would be adhered to
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such that no significant indirect impacts to the
adjacent MHPA, short- or long-term, would result.
M5, Sara Osh . . . . . .
Juve 25,2023 Additionally, the functioning bioswale designed into the
Page 28 . . . .
project will also ensure that no toxic chemicals or
and anincrease in titne spent awake and in superficial sleep stages™ (4. at 1330 The A byprOdUCts enter the MHPA through stormwater rUnOff
short-term effects of sleep disturbance include “impairedrmood, subjectively and or other site drainage. This is because the stormwater
cbjestively increased daytime sleepiness, andimpaired cognitive . . . . . .
perfosmance™ (743 Exposuss to noiss dusing slesp “raay increase ood pressure, from the site is directed into the bioswale, which has
heatt tate, and finger pulse sroplitude as well as body movernents” [Stansfeld and been pI’OVGn by exper—ts to f||ter out tOXinS before the
Matheson, Vofse Pollutfon: Won-dudtrory Bjfects or Health (2003 68 Brit. Med Bull .
243,264 Tn 1074, the EPA observedthat a nighttime portion ofa day-night sverngs water leaves the swale. Please also see MR-3, Indirect
sound level of spprosdrnately 32 dB should protect against sleep . B . B
interference. [hitpsdinonose orglibraryllevels MfeveleTd him, p. 283 lmpaCtS Relat|Ve to MUItI-Habltat Plannlng Area (MHPA)
pet Lands and Biological Resources.
Despite the potential for these harmful impacts, the SEIR fails to sufficiently )
analyze slesp distuthance and disclose the Preject’s fisks of sleep disturbance tothe
public and decisionmakers. The SEIR is required to analyze and disclose “the neture and 02-29 Parking lot lighting was analyzed in SEIR Section 5.9.3.6.
the magnitude” of the Project’s potential impact on sleep distrbance and must connect . . . .
the potential health impacts of sleep disturbance to the noise impacts from the AS descrlbed In the SElR' to aVOId |Ight trespass onto
Prcject. (Frignt Ranck, supra, 6 Cal 3th 502, 319-2 1) The Prcject abuts residential adjacent properties and urban sky g'owl a” ||ght|ng
properties to the south of the Preject site. Families with small children, particularly . .
infants, will be impacted by the construction naise, even if construction is limited ta WOU'd be dlreCted downward, Sh'elded, and Of the
cenain o minimum intensity to ensure adequate illumination and
8. The SEIR’'s Moise Mitigation Measures are Inadequate. 1 Safety, |t W0u|d a|SO Comply W|th the CIty’S OUtdOOF
The SEIR identifies that the Project’s construction noise will exceedthe 73 dBA nghtlng Regl‘”atlons found in SDMC SeCtlon 1420740
Legthreshold (SEIR, p. 5.10-18 The Project would thus have impacts to breeding The purpose of those regulations is to provide
wildlifs when construction oceurs duting the breeding season. [Ibfdy The SEIR <laime . . .. . . .
tht nuplesmentaton of Mitgtion Messure MM-NOL-1 mould reslt in s ten standards for lighting that minimize negative impacts
sigaificant {mpacts. b2-42 from development to surrounding property, which
MBLNOLL is an imapesmissibly vague ritigation measure that doss 5ot raset includes open space areas surrounding the Assisted
CEQAs standards for deferred mitigation. MM -NOI-1 simply defers mitigation to the P HH .
discretion of the “preject applicant or its comractor.™ (SEIR, p. 3.10-20 MM-NOI-1 LIVIng Fac”lty See SDMC SeCtlon 1420701 ° Moreover’
identifies general options for implementation, including “admini strative controls,” the C|ty’s Outdoor L|ght|ng Regulat|ons requ”"e the
“engineering contrals,” and the installation of sound blanksts for noise sbatzrnent an the L . . . . .
permittee to also follow the lighting regulations in
1 California Energy Code, California Code of Regulations,
Title 24, Part 6; Green Building Regulations (Chapter 14,
Page 28 of 76 in Comment Letter 02 Article 10); and Electrical Regulations (Chapter 14, Article
6), all of which were found by experts to minimize
El Camino Real Assisted Living Facility Project City of San Diego
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Page 20

southern boundary for the site. (I5fd.) The preject applicant—or a contractor—eould A
elect taimplement “one or mare” ofthess unspecified options in any manner it chooses.
[#6id.y This falls far short of CEQA s requirernent to analyze and disclose all feasible

it gation measures,

Mitgation roeasures must be enforcesble. (Pub. Resources Code § 21081 6(b3)
The so-called mitigation applied by MM-IOI-1 must “yielda minimum of
approxiroately 10 dbd of construction noise reduction during the grading phase ofthe

02-42
Cont.

preject,” bt there 1s no method of quantifying or enforcing that requirement. Motsaver,
withowt specifiedmitigation, there is no ability to assess whether MM-NOI-1 will be
sffective inreducing construction noise. [(King & Gardiner Farms, LLC v. Couniy ¢f
Kern (2020 43 Cal App 5th 814, 866 Thus, MM-NOI-1 doss not cormply with CEQA
andis impermissibly deferred

The Moise Report also claims that the Preject’s requirerment 1o cornply with the
local moise ordinance isa “cornpliance measure” [(SEIR, Appx J, p. 333 But the SEIR
may not rely on compliance with the law to avoid necessary analysis. [Cali forrigrs for 02-43
Alternatives to Toxfes v. Department ¢f Food & Agriculture 2005 136 Cal App dih 1,
173

The Moise Report also includes CM-NOI-2, another “compliance measure,”
requiting the instsllation of sound blankets or comparable battiers in the coastal sage
serub pottion of the MHPA | if grading ocowrs during the California gnateatcher breading
season. [SEIR, Appx. J,p. 333 Asstatedin SectionIV B, the SEIR's “compliance
mmeasres” muet be separately analyzed as mitigation measures in order to fulfill CEQA’: 02-44
requiternents of information disclosuwre. Moreover, we question the effectivensss ofthis
deferred mit gation measure; a far mote effective and feasible measure would be to avoid
arading during the breeding season of the California gnatcatcher or any ather sensitive

species.

%

Page 2% of 79 in Comment Letter 02

impacts of excessive lighting at the time the standards
were adopted. See SDMC Section 142.0740(a)(3).

As currently designed, the parking lot is proposed to be
built approximately 40 feet away from the native MHPA
lands and would sit approximately 15 feet in elevation
above sensitive habitats, further reducing potential
MHPA lighting impacts. This is adequate to prevent a
significant impact from lighting to the MHPA because
the shield creates a physical barrier between the
project’s lighting and the MHPA. No mitigation for
parking lot lighting is required because compliance with
the lighting ordinance is a CM that ensures impacts do
not rise to the level of significance. Please refer to RTC
L1-5 regarding the project's impacts on the habitat
adjacent to the MHPA. Therefore, it is not deferred
mitigation. See RTC 02-13.

Sensitive vegetation communities within the MHPA are
additionally protected with a 100-foot avoidance buffer,
as shown on SEIR Figure 5.4-2. As required by the City's
Biology Guidelines, the buffer was established around
sensitive habitats within the MHPA and provides space
within which natural screening of the sensitive habitat
can occur, blocking adjacent sensitive areas from any
direct line of sight and providing a transition zone
between the lit urban areas and unlit MHPA lands. The
avoidance buffer does not include non-native vegetation
and land covers; thus, the buffer does not extend to
include some portions of the thin strip of non-native
habitats that acts as a natural barrier between MHPA
lands and the project impact area. Those non-native
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9, The SEIR Fails to Implement All Feasible Mitigation for
Construction Impacts.

The SEIR is required to consider and adopt all feasible mitigation
rmeasures. [King & Gardiner Farms, LLC v, County ¢f Kern (20201 45 Cal App Sth 814,
832,866, 865 The following mitigation measures must be considered:

»  Locating or parking all stationary construction equipment as far from
sensitive receptors as possible, and dirscting ernitted nolse away from
sensitive receptors.

02-45

»  Verifying that construction equipment has propetly operating and
roaintained roufflers.

+  Limiting construction hours to daytime hours on weekdays only (Dam
to Spm, Monday to Friday)

* Replacing gas- and diesel-powered equipment with electric equipment
to reduce the noise impacts associsted with operation of that

squiptnent.

F. The EIR Fails to Adequately Analyze and Mitigate Fire Danpger

The SEIR admits the Preject is locatedina Very High Fire Hazard Severity Zone,
but finds that, dus to the inclusion of fire protection features in a previous, nearly 10-
year-old EIR, that impacts of wildfire hazards will be less than significant. (SEIRp. 7-7 02-46
through 7-9.% The SEIR discloses this conclusion about the Project’s fire safety in the
“Effects Not Found to Be Significant™ chapter. Thus, the SEIR entirely omits analysis of
the Preject’s wildfire impacts andits ability to safely evacuate residents ifneeded. Thie
amnission violates CEQA and must be correctad,

kil
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vegetation communities within the MHPA that are not
protected by the 100-foot avoidance buffer are included
in the conservation easement and are similarly located
mostly downslope in relation to the proposed
development and lighting. The topography of the land
provides a level of natural screening which, over time,
will be supplemented by project landscaping (i.e., tree
and shrub growth) along the western edge of the
project, acting as an additional buffer. As analyzed in
Appendix D, the project will include exterior lighting and
light fixtures to aide in the functions of providing safety
for residents, but these would be shielded or directed
away from the MHPA. All exterior lighting on the
building facade and elsewhere on the property will be
designed to be directed downward or away from

the MHPA.

The 100-foot wetland buffer along the eastern project
boundary will provide additional protection for the
MHPA from light from the development because it
provides additional distance from the light source to the
MHP. While this further reduces the impact, this buffer
is not relied upon to prevent a significant lighting
impact. It serves as additional substantial evidence for
why there are no special circumstances at the site
where compliance with the City’s Outdoor Lighting
Ordinance would still lead to a significant lighting impact
to the MHPA, even if some portion of the buffer
overlapped with the MHPA.

02-30 SEIR Chapter 3, Section 3.3.2.3, has been edited to
clarify that there are two separate garden spaces
El Camino Real Assisted Living Facility Project City of San Diego
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1. The 2014 EIR Failed to Analyze Fire-Related Impacts.

While CEQQA permits alead ageney to rely on past environmental review, that
perrmission only exists for CEQA teview that was conducted. The 2014 Church ETR did
not actually analyze that preject’s itnpacts on wildfire and firs evacuation. Instead, the
2014 EIR placedits fire discussion inthe chapter “Effects Found Mot toBe Significant.™
The entirety of the 2014 EIR s discussion is as follows:

The preject site is located within the City of San Diego “Official Very High
Firs Hazard Severity Zone™ (City of SanDiego 20003 andincludes a
wildland-wrban interface along the northern, southern, and eastern project
boundaties. Dudek prepareda Fire Fuel Load Model Report for the 5t. John
Gatabed Preject that is included as Appendix H (Dudek 20123, The preject-
specific BrushManagement Planis included as Attachmment 3 tothe Fire
Fuel Load odzl Report. The Brush Managetnemt Plan specifies that brush
tnanagetant will be provided on site through a method of altemative 02-A7
cornpliance approved by the Fire Marshall consistent withLand
Developrment Code 142 0412( 13, Pet the Fire Fuel LoadModel Report,
with consideration of the climatic, vegstation, wildland-urban imerface, and
topographic chatacteristics along with the fire behavior modeling results
ard fire history of the area, the project site, anee developed, is determined
tabe st low rick of wildfire starting on the site. The potential for off-site
wildfire burning onto, or showering erbers on the site sxists, bt is
considered low risk based onthe type of construction and fire protection
features that will be provided for all structures. Additionally, the preject
includes features listedin Table 3-1 of this EIR that would ensure that the
tisk of fire spreading to the on-site structures is low, Impacts ffom wildfire
hazard would be less than significant.

[2014 EIR pp. 7-2 theough 7-3.3 The 2014 EIR <lairs that the preject site will have low
risk once it is developed, based on climatic, vegetation, wildland-urban interface, and

topographic characteristios, but it fails to even summarize what those charactetistios are.
Instead, the 2014 EIR comtains bare conclusions that the Preject will be safe. CEQA L

a1
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proposed as part of the project: a memory care garden
and a cutting garden. As described in SEIR Chapter 3,
the Assisted Living Facility, including the memory care
garden and cutting garden, would be required to follow
the MHPA LUAGs. The City's LUAGSs require that no
invasive non-native plant species shall be introduced
into areas adjacent to the MHPA in order to comply with
the City's Environmentally Sensitive Land regulations. As
such, itis a CM, relevant and applicable to the site, not
mitigation. See RTC 02-13 and MR-3, Indirect Impacts
Relative to Multi-Habitat Planning Area (MHPA) Lands
and Biological Resources.

As shown on SEIR Figure 3-43, the memory garden is
located on the opposite side of the project site relative to
the MHPA boundary, which would also comply with the
City's LUAGs. The cutting garden is located on the
southeastern portion of the project site and is buffered by
a proposed landscaped slope (see SEIR Figure 3-4a). Both
gardens will be seasonal as specified by the property
management company. Construction and operation of
these gardens by the property management company
must comply with the LUAGSs as a condition of the permit.
It has been evaluated in the SEIR and it was determined
there would be no significant impacts; therefore, no
mitigation is required.

Further, MSCP staff reviewed the plans during the
development of the EIR and reviewed the landscaping of
the project. MSCP staff would also review all plans
during the plan check review and prior to grading
permit issuance. Nonetheless, additional details
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requitres that an EIR s conclusions be supported by facts. Bare condusions are A
insufficient

The 2014 EIR asserts that the “potential for off-site wildfire burning anto, or

shaweting erobers on the site” is low based on the construction materials and fire 0247

protection features, ban it fails to discuss what those features are or how they will wark, Gont.

of the distance the undetlying report assumed fire brands couldtrawel. The 2014 EIR
filed to conduct the requisite analysis of the Preject’s likely fire and evacuationtelated
itnpacts and cannot be relied on here,

2. The SEIR Repeats the Mistakes of the 2014 EIR.

The cutrent SEIR discussion of fite is similar to (nearly identical, really) that in
2014 EIR, finding that the potential for off-site fire “is consideredlow based on the type
of construction and fite protection features” that are not detailed inthe discussion. (SEIR
. 7-8% The discussion continues, “Additionally, the Assisted Living Facility site
includes features listedin Table 3-2_. that would ensure that the risk of fire spreading to
the on-site structres is low” (Ibfd3 No analyeis of these foatures or their relative
sfficaey inreducing fire risk is provided. CEQA requires that an EIR discuss the efficacy
of proposed mitigation measwes. [ Sar Jooguir Rapror Rescuve Cerrer v, County ¢f
Merced (2007 140 Cal App 4th 645
G2-48

But an EIR cannot incorporats “the proposed miti gation measurss into its
deseription of the preject and then conclude [] that any potential impasts from the preject
will be less than significant.” [Lotus v. Department ¢f Trarspontation, 223 Cal App dth
645, 635657 Thisis exactly what the SEIR does here. Instead of admitting that thete
are inheremt dangers inlocating an Assisted Living Facility i a Very High Fire Hazard
Sevetity Zone, many of whichmay be mitigable, the SEIR takes o shorteut. This sharteut
is “nat merely & harmless procedural feiling. . [it] subwerts the purposes of CEQA by
ornitting materisl necessary toinformed decisionrnaking and informed public
paricipation.” [Lotws, 223 Cal App dth 645, 6583 For this reason, an EIR that
corapresses the analysis of impacts and mitigation measures wolates CEQA . (Jd. at 833-
6363

rd
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regarding these gardens have been added to the Final
SEIR Section 3.3.2.3 for clarification purposes. Such
revisions are not substantial, and pursuant to CEQA
Guidelines Section 15088.5 would not require
recirculation of the document.

As described in SEIR Section 5.10, the project would be
required to implement temporary solid barriers to
ensure that construction noise would not exceed the 60
dB limit during the gnatcatcher breeding season (March
1 through August 15). Noise attenuation could be
achieved via 8- to 12-foot-tall fencing that includes
sound blankets or comparable temporary solid barriers
(e.g., overlapping plywood sheeting) along site boundary
fencing (or within, as practical and appropriate) to
dampen construction noise between the southeastern
region of the construction site and this coastal sage
scrub area (CM-NOI-2). These implemented barriers
would keep construction noise exposure levels at the
boundary of the coastal sage scrub within the MHPA to
60 dBA hourly sound equivalent level (Leg) Or less; thus,
keeping the project compliant with the City's LUAGS (see
CM-BIO-1 in Table 3-2).

If project site grading activity occurs during the
gnatcatcher breeding season, the southern extent of
these temporary barriers implemented in CM-NOI-2
may represent part of MM-NOI-1 application and would
be installed prior to and/or remain in place after the
gnatcatcher breeding season is over. The noise CMs and
MMs provided in the SEIR are enforceable and clearly
define performance measures to be met prior to
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obtaining a grading permit as required by CEQA. Both
MMs are within the MMRP which is a condition of the

M. Sara Osborn . .

Tune 23,2003 permit, and CMs are compliance measures that are

Page 33 . .
o required. The CM and MMs do not constitute deferral of
mitigation. Combined, these CMs and MMs reduce the

Further, 5 tead of Table 3-2 reveals that it containg a list of required discretionary 1 project noise impacts to less than signiﬁcant and would

actions, none of which are directly related toreducing fire risk Tahble 3-3, foundin the . .

separate, Project Description ofthe SEIR, identifies PDFs, including interior sprinlkders, Comply Wlth the LUAGS reqU”’ement to reduce

reduced building openings, “alternative” brush clearance corpliance, irtigated G249 construction noise during the breeding season Of

landscaping, and window glazing and gypsum sheathing oncertain building finishes. L . .

PDF Fire-2 and PDF Fire-3 merely require code compliance for emergency vehicle sensitive SpeCIES See a|SO MR'3, |nd|reCt |mpaCtS

access and water delivery, (SEIR p. 3-10.% A prejsct’s cornpliance with code does not Relative to Mult|‘Hab|tat Planning Al’ea (MHPA) LandS

necessatily ensure that environmental impacts are mitigated below significance.

and Biological Resources, and RTCs 02-32 to 02-45. This

The SEIR is alsoclear that the d nt of buildings less than 100 . . .
e i San Dives Fi B the information provided does not demonstrate that the

faet frormn the edge of the property precludes compliance with the San Disgo Fire-Rescue

Department Brush Management Zones. [(SEIR p. 7-8) Accordingly, “alternative G2-50 Draft SEIR was inadequate and ConC|USOFy in nature and
cornplisnce would be required™ (Ibfdy This, alone, may constitute a significant fire . . .
iimpact that requires analysis and mitigationin an ETR. ] would not trigger recirculation of the SEIR per CEQA

Section 15088.5.

Under altemative compliance, the Prcject would have smaller brush clearance

zones with either paving or irrigatedlandscaping. The Preject would alsoinclude dual-
paned, terapered glase doors and windows and Type X fite rated gypsumm sheathing on the 02_32 NOise can cause adverse health eﬂ:ects as We” as
’

eastern side of the structure. While these features will certainly improve the Projest’™s . . . .
affecting residents’ living patterns, speech, and sleep, if

petformance in fite conditions, the SEIR contains no analysis supporting its conclusion

0251

that slternative compliance will reduce the likelihood of ignition. Again, sn ETR must .

analyze the efficacy of the measwres it relizs upon to deem an impact insdgnificant. This exposure |eVe|S are SUfﬁCIentIy elevated and/or

is especially true given that fire brands and embers criginating offsite can land anywhere expenenced over Iong pe”ods Of t|me The no|se

in the Preject, not just along the eastern side ofthe Preject that will be treated with .. .

gypsum sheathing, ] analysis in the Section 5.10 of the SEIR assesses

) ) potential impacts in terms of dBA and evaluates them
The SEIR states that “A Fire Fuel Load Modeling Repont™ (FFLME) was prepared . . i . . .

andis provides ss Appendix Otothe SEIR. According to the EIR, “The FFLMR per applicable City noise regulations and significance

provides both City and State fire and building code required slements for construction, as . .

well as enhanced, City and state codeexceeding measures along the 2astem side of the 0252 thrEShO|dS that are Compatlble Wlth relevant EPA

sructure where nonconforming EMZs ocour scjacent 1o the MHPA.™ (SER p. 3-3.) To recommendations for exterior noise limits. For instance,

the extent that the SEIR relies on analysis and conclusions of the FFLMR that are not v 55 dBA is the CIty’S hourly L ||m|t for the exterior Of

eq
" multifamily homes during daytime hours, and 45 dBA
CNEL is the hourly limit for residential use interior
Page 33 of 76 in Comment Letter 02 spaces. Both of these are consistent with the EPA
guidance referenced by the comment. The EPA
guidance, and therefore the City thresholds, is based on
decades of EPA based research that includes
El Camino Real Assisted Living Facility Project City of San Diego
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urnrnarized in the SEIR, it violstes CEQA. Anagency may use an appendix to provide A
technical detail that without unduly complicating of lengthening the EIR, salong a5 the
key findings are summarizedin the EIR itself. However, “[T]nformation ‘scattered here
and thers in EIR appendices,” or a report “buriedin an appendiz.” iz not a wbstinne for ‘a
good faith teasoned analysis .. .7 [(Mineyard drea Clifzens for Responsible Growth, Ine. n2-52
¥ Cfiy ¢f Rarche Cordova (2007340 Cal dthat p. 4425 (Barwfrng Rarnch Conzervancy Cont.
v Cfty ¢f Wewport Beaeh (201732 Cal 5th D12, 041) Burying informationin an
appendix has alsobeen found to frustrate the legally requirsdinformational purposes of
an EIR. [Sarta Clarfta Orgarfzation for Plawring the Envirormert v. County 6f Los
Angeles (2005) 106 Cal App dth 715, 723 )

3. Sipnificant New Information About the Size and Severity of Wind-
Driven Fire Events Requires Environmental Review.

Evenifthe 2014 EIR hadincluded an analysis of the Project’s fite itnpacts, the
cutrent SEIR would require analysis of the Project’s irnpacts related to wildland fire and
fire evacuation safety because “sgnificant new information” is available demaonstrating a
greater irnpact than known in 2014, (CEQA Guidelines section 13162% For example, it
ix now known that firsbrands and erabers can travel up to five miles ahead of an active
fire, and that 60 percent of wildland'urban interface home ignitions are from such “red
snow.” (fttpstiwww rwbiive org' | OV Be Ember-

Awared~text=Flaminglnl {it 3e%0 W0and ¥ erbersdod fean ints Hturn®a i gnitesal
{Othe¥0home ) Odfsite fire risk was citedin the supstior cowt’s recent rejection of the
EIR prepared for the Centennial Project in nural Loz Angeles County. [See,
Irtpe:iarww nbelosangel se.
wilddive 4isk! 25605117 3

0253

Meweflocal/judge halts tejon ranch-devel oprment citing-

evaluations of typical outdoor and indoor ambient
conditions. For example, normal conversation has an
average sound level of 60 dBA and typically does not
cause any hearing damage (CDC 2022). Please also see
RTC 02-41 for further discussion of potential health
impacts relating to noise.

The SEIR evaluates the project’s short-term construction
and long-term operation noise impacts based on the
City's noise guidelines that are measured in dBA. The
SEIR’s conclusion that noise impacts would be less than
significant following mitigation is supported. If excessive
noise exposure following mitigation was anticipated,
then additional analysis of human health impacts and
mitigation would be warranted. However, in this case,
the project’s requirement to adhere to local noise
standards and limits in the City’s Noise Ordinance,
standard conditions of approval, and implementation of
MM-NOI-1 will avoid a significant noise impact and
therefore avoid any significant health effects.

02-33 SEIR Chapter 1, Introduction, explains that the Church
Red flag wind events are becoming more cornmen and are occurting in much drier . . . .
conditions than the past, resulting inthe largest wildfires the state has ever seen. Asa prOJeCt was approved In 201 4r has been bUIIt: and IS
tesult, fires ate burning hotter than in the past, reducing the effectivensess of sorne Currently operational The Only Component of the
previously reliable fire protection measures. The increase in massive, wind-driven fire '
event has aleo strained fire departments such that the Preject may not be able to reliably ChurCh that haS not been COﬂStI’UCted are three
t2ly ona fire response in the event of a wind-driven wildfire. The SEIR must be revised v accessory bU||d|ngS but during Subsequent
“ environmental review, CEQA's rules require the lead
agency to measure whether the change from the project
Page 34 of 78 in Comment Lettar 02 described in the 2014 Church EIR is significant,
regardless of whether all components have been
constructed. See RTC 02-10. Therefore, the noise effects
El Camino Real Assisted Living Facility Project City of San Diego
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to acknowladge and mitigate these increases inthe severity ofthe fite and evacuation 0253
threats to the Prcject. Cont.

4. The SEIR Fails to Discuss Wildfire Evacuation.

The 2014 EIR. alsa omits any discussion of wildfire evacuation. Even ifthe
project’s design features reduss the likelihood that the structures will be destroyedin a
fire, the SEIR doss not state that the feeility is designedto enable residents to safely
shelter inplace inthe event of wildfire. The ability to svacuate residents is particulatly
impartant for the proposed Assisted Living Facility whose residents will be unabls ta
evacuate themselver, Typical evacuation scenarios provide for residents to svacuste
from wildfires using their own vehicles. Hete, however, the Assisted Living Facility will
house 124 residents whao are unable 1o evacuate themeselves and must rely on the fecility
to doso.

The stakes are high, a5 docurnentsd in news accounts of recent fires describing the 02-54
complications inherent in evacuating assisted living residents and hospital patients whao
often require mobility assistance andmedical support during evacustions. While
evacuation is fraught for the able -bodied additional steps are required when evacuating
assisted living residents. As desoribed by one staffmember of an assistedliving facility
that vacuated the 2018 Carmp Fire:

The medical records director bags 2ach patient’s docwnsnts, paperwork that
deseribes who they are, how toreach their next of kin, what drugs they should
take, the care they will want when they ars dying. A medication nurss hags each
ane’s drugs. A certified mursing assistant puts together a change of clothes.

[Attachment 2, California fire: If you stay, you'rs dead How a Paradise nursing horme

evacuated, httpediwamw latimes com/localfcaliformialla me In-mwsing-home fire swac-

20181117 staryhtral |y Transportation is only part of the process.

Dring the 2018 Camp Fire, medical stafffaced harrowing conditions and blocked
evacuation routes while evacuating patients from Feather River Hospital. [Ses, Nurse ¥

35
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of the Church in combination with the project have been
adequately addressed.

Additionally, the previous EIR (2014 Church EIR)
determined noise impacts associated with Church
construction, including the accessory buildings, would
be less than significant. Additionally, noise impacts
associated with Church operations, including traffic,
were determined to be less than significant. Noise
associated with the current Church operation were
evaluated as part of the existing condition of the noise
environment at the site. Furthermore, noise attenuates
rapidly over distance, and the proposed project (a
multistory building) would—as an intervening tall
structure—block most southernly directed sound from
the Church and its associated parking and accessory
structures. Therefore, operations-related noise from the
Church site would not be cumulatively considerable when
compared to operation noise from the much closer
proposed project and its studied noise sources (e.g.,
heating, ventilation, and air conditioning [HVAC] systems).

The Assisted Living Facility's construction schedule,
outlined in Section 3.3.2.8 of the SEIR, has been delayed.
The comment states that the construction noise impacts
cannot be evaluated without an updated construction
schedule. However, the construction schedule provided
in SEIR Table 3-1 is consistent with the California
Emissions Estimator Model (CalEEMod) modeling
performed for the air quality and greenhouse gas
analysis for the project. As discussed in SEIR Section
5.3.3.2, the analysis assumed a construction start date of
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Describes Harrowing Hospital Evacuation of Patients During California Fires: "We Had A
ta Go', https://people com/buman-interestinrse -hospital evacustion-califormia-fires’ .y
Medical staffhadta rely on personal vehicles for evacustion. (Jbidy Will the facility
have large capacity vehicles and specislized medical vehicles, such as ambulances,
available inthe event of an emergency? Wil these vehicles rernain onsite? Anescape
plan that relies onvehicles that may be unable tareach the Preject site duting an
emergency will not protect firture tesidents, 55 ocourredin the Camp Fire. Asreportedby
Vildfire Today:

The [hospital] staff mads calls in attempts to get ambulances and helicopters to
transport patients, but due to gridlacked tratlic and the fire, only two ambulances
fram Chico made it to Paradise near the end of the evacuation. One arrived at the
hospital, while the other caught fire and burned. Helicopters could not land at the
helipad due to the smoke.

02-54

[Feather River Hospital evacuated 280 patients and staff as Camp Fire approached, ont

available at hitpsfwildfiretoday.com/ 2010/ 26 feather river hospital -evacuated-2 80-
patiente-and staffas camp fire spproached! y One critically-1l patient died. (Bf4) An
assisted living facility in Patadize faced sirnilar cornplications when a flest of vans being

sent 1o evacuate the &1 patients and 30 staff members of Cypress Meadows Post-Acute
Center was turned back due to the fire danger. [Attachinent 2, Califorda fire: If you stay,
you'te dead. How & Paradise nureing home evacuated,
Itpsdiwwrwlatimes.cormflocalicaliforn &'la e In-mursing -horme fire evac- 20181 117-

story himnl 3 Staff members drove patients through fire tomadoes in their personal
wehicles and svenin the vehicles of non-staff members when staff member vehicles wers

destroyed duting evacuations.

In other wildfires, such as the 2017 Santa Rosa Tubbs Fire, panicked musing
horne staff mernbers “at two nursing homes shandoned their residents, many of them
unable towalk and suffering from memory problems, according to s lagal cornplaint filed
by the Califomia Departroent of Social Services” (California Says Mursing Homes
Abandoned Elderly During Fire httpe://wrww nytimes com/20 18000 ue/esliformia -
wildfires mrsing hormes-shandonsd-eldetly himl ; See also, Inthe Face of Wildfire, '

36
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January 2023, which represented the earliest date
construction was anticipated to initiate. Using the earliest
start date for construction represents the worst-case
scenario for criteria air pollutant emissions because
equipment and vehicle emission factors for later years
would be slightly less due to more stringent standards for
in-use off-road equipment and heavy-duty trucks, as well
as fleet turnover replacing older equipment and vehicles
in later years.

In addition, the City's noise ordinance and noise-related
MMs apply regardless of what year the construction
starts. The noise ordinance requirement remains 60
dBA at the property line. MM-NOI-1, yielding at least 10
dBA of noise attenuation during construction (see SEIR
Section 5.10.3.1) would still be applicable and effective
at reducing noise impacts even if the schedule shifts.

Moreover, noise modeling uses typical construction
equipment noise emission levels and distances to
receptors, not specific dates or schedule details, so
updating a construction schedule and overlapping the
Assisted Living Facility construction phases would not
change the noise level results.

Likewise, the Roadway Construction Noise Model used
for the noise analysis does not factor in schedule at all,
only equipment types and quantities, distances, duty
cycles, etc. Therefore, the analysis conclusions would
remain valid with any changes in the

construction schedule.
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California Nursing Homes are Unpreparad, Science Friday, no-54
hitpsdiwww scienceftiday comlarticle simursing-homes-wil dfires’ 3 cont.

The SEIR doss not explain how the Project will safely evacuate residents and
staff, an ornissionthat is particulatly important given the relative isolation of the Project
dte. Courts have requited lead agencizs to rescind approvals based on inadequate
evacuation analyses in their EIRe. (See, & g., Guenos Development,
hitpe/ii ol ogicsl diversity. orgfwinews/press yelesses/california court -orders lake county -

to-sei-aeide-gpproval -of-megs-resort-2022-01 06"} Speady evacuations will be

harnpsred by the single entrance/sxit to the Project, which it shares with the existing 02.55
Church. Fire trucks may have difficulty reaching the site from the north, due to the U-
turn tequited to enter the site. As area residents have made clear tothe City, the Project
dte has no diteat aceess. The only way in and o is onEl Camino Real. Vehicles
corning from the north and Via de La Valle must U-turn at the intersection with Sea
Country Roadto teach the site. Slow U-turns of emergency vehicles may increase the
likslibood of traffic accidents as existing residents attempt to flee oncorning wil dfire.

The existing situationis already fraught, given the curve of El Camino Real around the
Project site. The City must discloss these dangets tothe public, evaluats thern filly,
incorporate roitigation, and tecirculats the SEIR with a full and cornplete wildfire
evacuation analysis before the Preject moves forward. Ifthe Preject plans to merely
prepate an evacuation plan before opening, such a fimure preparation of a plan amounts to
deferred miti gation and vialates CEQA.

Further, since the SEIR did not even analyze wildfire impacts, such a plan would
likely be inwufficient. (See Attachment 3, PO-NE datfon Group ve. City ¢f Sar Disgo,
San Diego County Superior Cowt Case Mo, 57-2021-0003 3583 CU-TT-CTL ) Reliance
anvaluntary plans to aveid analyzing and disclosing impacts was soundy refected fr
Lotus v. Depariment ¢f Transportation (2014 223 Cal App dith 6845 That strategy

“eotnpress[es] the analyss of itpacts and miti gation measures into a vingle fssue,” faile

02-56

to disclose the impacts of a preject absent the mitigation, and prevents a roeaning ful
opportunity to consider altemstive measures. (M. at 836-37; King & Gardirer Farms,
LLC v, County of Kern (20200 45 Cal App Sth 214, 25 [omiseion of feasible mitigation
roeasire is abuse of discretion] )

a7
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Due to the fact that the equipment types and quantities
are not expected to change from what was modeled in
the noise analysis, the applicability of the noise
ordinance standards and mitigation measures
regardless of the year construction starts is valid, and
the noise level estimates presented in SEIR Section 5.10
are accurate and representative of the proposed
Assisted Living Facility. Further, the construction of the
three unbuilt structures from the Church component
was analyzed as part of the 2014 EIR.

The SEIR appropriately identifies and analyzes potential
noise impacts to nearby sensitive receptors from
construction and operation of the Assisted Living
Facility. Per Section 5.10.3.1 identified noise sensitive
receptors surrounding the project site. While specific
receptors are not enumerated, the noise analysis
focuses on the closest residential uses to the south of
the project site, as they represent noise-sensitive land
uses with the greatest potential for increased noise
exposures and at the highest magnitudes. The analysis
uses noise level measurements collected directly
adjacent to the southern residential areas (ST1 and ST2)
to characterize ambient conditions and noise
propagation across the project boundary where impacts
would be most substantial. While other sensitive uses
like the adjacent church and trails are present north and
east of the site, potential impacts—if any—would be
lower at these distances because sound attenuates with
distance, air absorption, travel over porous ground
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surfaces, and intervening natural terrain and features of
the built environment.
M. Sara Ozborn

Tune 23, 2023

Page 328 The noise modeling, impact thresholds, and significance

conclusions evaluate potential impacts to the nearest
Trpertantly, the Preject’s evacustion difficulties, single exit, andlack of direct T noise-sensitive uses, ensuring an adequate CEQA
aocess from the notth will also hamper the ability of existing residents ta evacuate in an . . .
analysis. Because this methodology captures the impact

emergency. The City must also analyze the Projsct’s impacts on the svacuation of 0257
existing residents and include this analysis andmeans of avoiding or mitigating these of the project to all sensitive receptorsl there is no
dangers in a revized SEIR. . . .ps . .
reason to list every noise-sensitive receptor within 500
G- The SEIR Fail: to Disclose All Cumulative Project:. feet of a project site, nor would doing so change the
An ETR must consider whether “the incremental etfects of an individusl preject SEIR's impact conclusions or mitigation requirements.

ate significant when viewsdin connection with the effects of past prejects, the sffects of

other curtent prejects, and the sffects of probable fimwre prejects” (CEQA Guidelines §§ The SElR prOVIdeS a gOOd falth effort at eVaant|On and

15130, 15064, subd. (133 disclosure of potential noise impacts using

Here, the SEIR failed to consider the cumulative impacts resulting from all past, representative nOise data and conservative impaCt
current, and fiture prejects. The SEIR omitted analysis of the San DisguitoLagoon W19 0258 thresholds. As concluded in SEIR Section 5.10, Noise
Restoration Prcject, an approved preject to restare the wetlands andhabitat around the . .. . . ! !
Son Dicguito Lagoon impacts are mitigated to less than significant levels

Ornission of such analysis is not permitted by CEQA. In February 2023, ina case based on the CloseSt receptors'

entitled PO-WE detfor Group ve. Ciiy ¢f San Diego, San Diego County Superior Court
Cage Mo, 37202 1-00033583-CU-TT-LTL, the Superior Cout of the County of San 02_36
Dizgo rescinded approval of a preject inthe nearby corrmunity of Rancho Pefiasquitos,

The Noise Technical Report for the SEIR was prepared.

for which the EIR. failed to consider cumulative impacts from two nearby prejects. The SElR appropﬂately Characte“zes the amb|ent n0|se
[Attachment 33 The SEIR must be recirculated to analyze the impacts of the Restoration s . .
Frcjeet conditions near the project site for the purposes of the

noise analysis in Section 5.10. While a measurement

H. The SEIR's Alternatives Analysis is Inadequate.
was not taken at the southern boundary, the two

Adequate comiderations of altemitives 10 a proposed preject fs part of the batic 0250 measurement locations (ST1 and ST2) were strategically
cornmand of CEQA that significant environmental impacts be avoided and enviroremental X . K
values b preserved, if possible. Specifically, Public Resousces Code section 21002 chosen to be acoustically comparable to the residential
provides that “agenciss should not approve prejects ifthere are feasible altematives or v

backyard areas just south of the project site. For
example, ST1 is at approximately the same
perpendicular distance to El Camino Real as the

Page 38 of 79 in Comment Letter 02 backyard of the northwestern home on Rosecroft Way.
Location ST2 would, due to its distance from El Camino
Real, be considered representative of the northeastern
homes along Rosecroft Way. These measurements also

38
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M. Sara Ochorn
June 23, 2023
Page 30

faasible mitigation measures available which would substantially lessen the A
emviromrnental effects of such prejects[.]” To that end, the CEQA Guidelines, at section
151266, require 5 good-feith analysis of alternatives to a proposed project, with a
remsoned analy sis of why altematives were rejacted. The analysis is based on s “rule of
reason,” set out in the CEQA Guidelines at section 13126.6, subd. (). The rule ofteason
“requires the EIR to set forth only those altemnatives necessaty 1o permit a reasoned
choice™ and to “examine in detail only the ones that the lead sgency determines could
feasibly attain most of the basic objectives of the preject.” (i re Bay Delta ete. (2008343
Caldth 1143, 1163, citing CEQA Guidelines § 13126.6, subd (f3.) Like all portions of
the CEQéA process, altematives analysis imposes a duty of good faith on the agency
propasing to apprave the preject at issue.

Here, the SEIR has anificially stacked the deck against an off-site alternative, and
therefore has not condusted a reasonable, good feith analysis of alternatives tothe
proposed Preject. This lack of reasonableness and good faith begins with the listing of

Otjectives the Preject is intended ta meet. The third Objective listed in the SEIR is: 02-58

cont.

Provide an assisted living facility inwalking distance fram the 5t. John Garabed
Armenian Thurch. (Fundamental project objective )

[SEIR, pp. 3-2, 0-3) This {hjective means that a fiundarmental purpose of the Preject ista
hawe the facility at 5 very short distance from the existing church. It is alzo undlear how
the SEIR measures walking distance. Regardess, this Dhjective renders the rangs of

aternatives unduly and unreasonably namrow,

A critical purposs of presenting alternatives to the proposed project is to sllow
informed and reasoned decision making. s Californfa NWafve Plont Socfety vov. Cfty of
Santg Cruz (20003 177 Cal Appdth 057 at 080-081, characterizes it:

AnEIR's discussion of altematives must contain analysds sufficient to allow
informed decision making. It also “must include detail sufficient to enable

thoss who did not participate indts preparation to understand andto

consider meaningfully the issues taizsed by the proposed preject™ thersby '

%

Page 3% of 78 in Comment Letter 02

02-37

account for noise attenuation from the existing wall and
buildings in the area and provide representative
ambient noise levels for the closest sensitive receptors
to the south.

Additionally, the two ambient sound level measurement
locations were used to provide data to help validate the
traffic noise propagation modeling across the project
boundary where impacts might occur. The selected
measurement locations provide the data needed for an
accurate noise analysis of impacts to the closest
sensitive receptors. Supplemental measurements are
not required, and existing measurement data
adequately supports the analyses and corresponding
potential noise increases relative to the residential areas
to the south of the project site. The commenter
assumes that data must be collected at every location
surrounding the site in order to accurately assess the
noise impacts of the project, but that is not accurate.

The SEIR sufficiently analyzes potential operational
noise impacts to the nearby residential development
including traffic noise and noise from stationary
mechanical equipment (e.g., HVAC units). While hours of
operation would be 24/7 and staff would be on site
24/7, noise from people talking and activities associated
with visitors to the outdoor recreation areas (courtyard,
lap pool, etc.) would be intermittent in character and
would not occur at night when people are sleeping.
Moreover, pursuant to CEQA Section 21085, the effects
of noise generated by residential occupants and their
guests on human beings is not a significant effect on the
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Page 40

fostering “meaningfil participation and criticisn by the public” (Citations A
cnitted.)

In order to provide this level of information, the SEIR here should provide a
reasoned justification for the decision tolist the extreme prosdmity ofthe assisted living
facility to the church as a “fundarnental okjective™ ofthe Preject. It does not. Ao reasons
are provided for the importance placed onthis objective, yet it is used as one of two
cbjectives whose failure to be met supposedly justifies the slimination of ary offsite
location for the facility as an alternative ta the Project as proposed. (SEIR, p. 943 The
reasons behindlocating the facility right next to the church, rather than closs to doctors,

0255
Cont.

hospitals, rehabilitation facilities, or urban amenities that the non-memory-cars tesidents
of the facility raight enjoy, should be explained. Such an explanation is needed in order
for the decision makers andthe public to “consider meaningfully™ the setting of'a Preject
chjective in a way that appears to preclude the Prcject’s placernent in an area with whose
zoning it would be consistent, and appears tolimit its placement to an ates with roultiple
sviromrnental sensitivities, and whers the slectorate didnot allow it to be placed (see

el zewhers in these comments)

The SEIR argues that any off-site location for the assisted living facility weould not
sctually avoid the environrnental impacts, it wouldonly transfer the environmental
impacts to another site. (SEIR, p. 9-4.% However, a location for the facility that is outside
the highly sensitive land where it is now proposed would avaid the land use conflict
discussed elsewhers in these comments, which 15 the main itopact the SEIR recognizes. 02-60

environment. Operation of rooftop HVAC systems to
maintain occupant comfort would be the most
substantial project-generated noise sources and were
modeled relative to City noise limits at the shared
project boundary. The southern off-site receptors would
be farther from (and therefore would receive less noise
from) several of the outdoor recreation areas than they
would be from the HVAC units. Traffic noise modeling
was specifically conducted for sensitive receptor
locations adjacent to the residences.

Given the project’'s demonstrated compliance with City
noise limits with respect to its primary on-site noise-
generating sources and predicted traffic noise,
additional modeling of outdoor recreation areas would
not result in the creation of greater noise levels than the
operational noise sources modelled, and impacts would
be less than significant as shown in the impact analysis.

The Prcject on anather site could then use similar noise reduction mitigation measures as 02'38 The nO|Se measurement |Ocat|0nS were Stl’ateglca”y
usedin the SEIR now, mitigation measures that the SEIR finds would reduce the noise h t h t . b t dt t th
impacts taless than significant levels. The SEIR does not present any validjustification chosen 1o Characterize ambient conaitions a €
Tor zefusing to consider such an off-site altemative. receptors predicted to be most impacted by project
The SETR also fiustrates meaningful considerstion of sltematives by misopplying noise—the off-site residences south of the site. The two
the main purpose ofthe Alternatives section. Consideration of alternatives is intended to measurement pOintS a“oWed Ca|ibrati0n Of the trafﬂC
avold significant environmental impacts. (Public Resources Code § 210023 Yet, the 02-51 . .
SEIR identifies as alternatives two scaled-back versions of the Preject, namely the noise mOde| to analyze ImpaCtS to these neal’by homes
Sensitive Mesting Bird Construction Maise Avoidance Altemative (two-thirds reduction '
“ Noise was then modeled at the receptor points on all
sides of the proposed project to evaluate potential
Page 40 of 7 in Comment Letter 02 disturbances to adjacent land uses, including the church
and the MHPA. The traffic noise analysis looked at an
increase in traffic to the north at the church, as well as
to the east, closer to the MHPA. Although ambient levels
El Camino Real Assisted Living Facility Project City of San Diego
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Page 41

in facility capacity) andthe Construction Maise Avoidance Alternative (16% reductionin A
facility capacity) that do not fit the definition of a proper altemative. Analternative
prefect should result in avoiding a significant environmental impact. Tet, the SEIR
etnphasizes that neither of these altemsatives will avoid s significant emvironmmental
itnpact frorn the assistedliving facility, because mitigation measures proposedas part of
the proposed Preject would reduce all Preject nofse to aless than significant lewel {2,
there e no significant impact to aveld. (See SEIR, pp. 9-11 and D-13. 3 Thees are false
aternatives that mask the absence of a true alternative, namely ane that would avoidthe

02-51
Cont.

Preject’s condlict withthe land use restrictions placed by the slectorate and the City on
the parcel, by locating the facility slsewhere,

The SEIR s consideration of Altematives does not caraply with CEQA, and must
be redane.

Y. Conclusion

For a1l of the reasons set forth above, SDRCA strongly urges the City to reject this
SEIR as the Project condlicts with the clear and mandatory protections of Proposition A 02-52
SDRCA finds the SEIR 1o be whally inadequate. Ifthis Project does maove forward as
proposed, which we wrge the City not to allow, a reviced SEIR must be tecirculated to
address the many failings described hersin

Additionally, we ask that you inform us of any fiture Project notices pursuant to
Public Resources Code section 21002 2 and applicable Mumicipal Cods requirements.
Ve further request that you retain all Preject related docurnents including correspondence
and emnail commundcations as requiredby CEQA. (Goldern Door Properties, LLC v.
Superior Court o f San Diege County (20203 52 Cal App 5th 837 [agency “must retain
writings"] .}

02-63

Thank you for your time and consideration in this matter.

41
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02-39

were not measured at locations adjacent to the
northern and northeastern boundary of the site, the
modeled noise increases account for propagation over a
greater distance, therefore capturing any increase in
noise levels at these locations. Similarly, stationary noise
sources (e.g., mechanical equipment) were modeled for
compliance around the entire project site. Noise
associated with the project was adequately evaluated
for the purposes of CEQA, and the methodology used to
evaluate project noise is appropriate. The commenter
assumes that data must be collected at every location
surrounding a site in order to accurately assess noise
impacts of the project, but that is not accurate. See

RTC 02-37.

Please refer to RTC 02-71 regarding the SEIR's proper
estimation of vehicle trips. The commenter asserts that
a different trip estimate should be used, but the SEIR
relies upon substantial evidence to support its 234-trip
estimate. The SEIR utilizes the City's threshold for
transportation impacts. Also, the comment incorrectly
states that the traffic analysis assumed 210 daily trips;
as stated in SEIR Section 5.8, the Assisted Living Facility
component would generate 234 trips.

Even if the Comment Letter's higher estimate of 331
daily trips was used, it would not substantially alter the
traffic noise analysis or conclusions. Since noise levels
are quantified via decibels, which are on a logarithmic
scale, a modest increase in traffic volumes does not
equate to a significant increase in traffic noise levels. For
example, doubling traffic volumes on the road would
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only result in a 3 dB increase in noise, which is barely
perceptible to the human ear (Caltrans 2013).

M. Sara Osborn
June 23, 2023
Page 42 The existing traffic volumes on El Camino Real are high
—_ compared to expected project trips, so additional
?g‘?-‘M /- project trips would only cause a minimal increase. The
Surjonn Supel difference between 234 trips and 331 trips would only
14, £ iln
Susan Durbin slightly increase the predicted traffic noise and would
Arachmens: _ bz-64 remain compliant with criteria to be considered a less
1. Expent Corments from Tom Brohard and Associstes, datedJune 19, 2023, . . . . . .
2. Masia L. Lo Ganga, California fire: If you stay, you'se dead. How a Paradise than significant impact. The traffic noise analysis
nursing home evacuated, Laos Angeles Times (MNov. 17, 2018y . .
Isgu e Limes comlocalcli e s svesing e fe-evac. properly concludes that any potential increase would be
-510!&. . .. .
3. Trial Coun Decision, PONE dotion Groupvs. City<f San Diego, San Diego less than significant based on the applicable thresholds.
County Superior Cowrt Case Mo, 37200 10003358 3-C0-TT-CTL. ]

Therefore, a dispute regarding the project's trip
generation calculations would not change the finding
that traffic noise impacts would be less than significant.

02-40 As discussed in the Noise Report included as Appendix J
of the SEIR, ST1 and ST2 are intended to be
representative of the outdoor ambient sound
environment for existing noise-sensitive receivers in the
vicinity of the proposed project were selected near the
proposed project site. SC1 was a modeled receptor to
predict traffic noise levels on a segment of El Camino
Real. Actual measurement locations (ST1, ST2) were
used to calibrate the traffic noise model to facilitate the
prediction at SC1 and the predicted noise increases at
the nearby residences within Stallions Crossing. This
modeling approach focuses on the noise source itself

Page 42 of 79 in Comment Letter 02 (traffic on El Camino Real) to determine impacts at

sensitive areas.

41
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For on-site Assisted Living Facility traffic noise, the
project site plan shows that the west parking area
terminates north of the Stallions Crossing
development—there is no on-site project roadway that
is parallel to and adjacent to the southern project
property line. Furthermore, most on-site project traffic
(i.e., low-speed passenger vehicle travel and parking
movements) would be within the north side of the
project site, which would be shielded by the project’s
multistory building, helping to block off-site SC
receptors from direct sound paths associated with on-

site vehicles. For example, emergency response vehicles
ATTACHMENT 1 and delivery vehicles on site would typically remain on
the northern side of the project site near the building's
lobby area. Although sirens are often turned off when in
residential areas, the noise analysis presented in SEIR
Section 5.10 conservatively assumes sirens may be part
of the noise that will be shielded by the project
buildings. See also RTC 02-38.

43

The actual measurement locations at ST1 and ST2 are
adequate to analyze the project’s noise impacts in all
locations because the data collected at those locations
are used in the modeling to accurately predict the noise
impacts at the Stallions Crossing residential
development. The comment letter incorrectly assumes
that to analyze a project's noise impact on a sensitive
receptor, one must collect noise data nearest the

Page 43 of 76 in Comment Letter 02 sensitive receptor. That is incorrect. Accordingly, the
City's noise analysis is properly based on

substantial evidence.
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_— TomBrohard and Associates

Mr. Doug Carstens

Carstens, Black & Minteer, LLP

2200 Pacific Coast Highway, Ste. 318
Hermosa Beach, CA 90254

SUBJECT: EI Camino Real Assisted Living Facility Draft Subsequent
EIR — Transportation Issues and Deficiencies

Dear Mr. Carstens

Tom Brohard, P.E., has reviewed the transportation portions of the May 12,
2023, Draft Subsequent Environmental Impact Report (Draft SEIR) for the El
Camino Real Assisted Living Facility Project in the City of San Diego. The
proposed addition incorporates an assisted living facility into the St. John
Garabed Armenian Church Project. The Project Description in the Draft SEIR
states the assisted living facility proposes 104 assisted living beds and 20
memory care beds

According to the September 15, 2014 Final EIR, the approved church project
included a 350-seat church, a multi-purpose two-story hall with main assembly
area to accommodate up to 500 persons, a two-story cultural and education
facility with 10 classrooms for Sunday school, a youth center which includes an
indoor basketball court, and 175 parking spaces for the Proposed Church
Project. The Draft SEIR for the Assisted Living Facility indicates the Church has
been constructed and it is operational. Current Google Earth photography
indicates temporary buildings are in place for some church operations, and 95
parking spaces have been constructed (an additional 12 parking spaces exist but
temporary buildings make these spaces unusable for vehicle parking)

02-65

Sections of the Draft SEIR for the Assisted Living Facility which | have
reviewed include:

ES - Executive Summary

Chapter 1.0 - Introduction

Chapter 3.0 - Project Description

Chapter 5.8 — Transportation

Appendix H.1 - Access Analysis (August 2021)
Appendix H.2 = VMT Memo (November 10, 2022)

YYVYYVYY

| have also reviewed portions of the September 15, 2014 Final EIR for the St.
John Garabed Church Project including Chapter 3.0 — Project Description,
and Chapter 5.8 — Transportation/Circulation and Parking.

44
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02-41

The comment states the SEIR fails to identify and
evaluate the project’s increase in noise that could result
in sleep disturbance. The City's CEQA thresholds do not
include a separate sleep disturbance threshold in
determining the significance of noise impacts. The noise
analysis in SEIR Section 5.10 evaluates noise impacts
related to temporary project-attributed construction
noise, post-construction project operation noise, and
changes to traffic noise levels as experienced by off-site
receptors due to an increase in project traffic. The City's
noise regulations and relevant CEQA significance
thresholds have been applied to determine potentially
significant noise impacts and include nighttime noise
limits that are more stringent than those during daytime
or evening hours because it is understood that
occupants of offsite receptors would expect lower
outdoor ambient noise levels during nighttime hours
when sleep occurs. As shown in SEIR Table 5.10-3, the
City's applicable exterior noise limits are 50 dbA for
single-family residential uses and 55 dbA for multifamily
residential uses during daytime hours (7:00 a.m. to 7:00
p.m.) and 40 dbA for single-family residential uses and
45 dbA for multifamily residential uses during nighttime
hours (10:00 p.m. to 7:00 a.m.). Noise-generating
construction activities are prohibited during nighttime
hours, 7:00 p.m. to 7:00 a.m.

See RTC 02-13 regarding compliance with applicable
legal requirements.

With respect to temporary project construction noise,
the commentor implies that “families with small
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Mr. Doug Carstens
El Camino Real Assisted Living Facility Draft SEIR - Transportation Issues
June 19, 2023

The following documents relating to the preparation of transportation studies
in the City of San Diego have also been reviewed

» February 20, 2020 Draft Transportation Study Manual (TSM) 02,06
» June 10, 2020 Draft Transportation Study Manual (TSM)

~ September 19, 2022 Transportation Study Manual (TSM)

Education and Experience

Since receiving a Bachelor of Science in Engineering from Duke University in
Durham, North Carolina in 1969, | have gained over 50 years of professional
traffic engineering and transportation planning experience. | am licensed as a
Professional Civil Engineer both in California and Hawaii and as a 02-67
Professional Traffic Engineer in California. | formed Tom Brohard and
Associates in 2000 and have served many diverse communities as the City
Traffic Engineer and/or the Transportation Planner. During my career in both
the public and private sectors, | have reviewed numerous environmental
documents and traffic studies for various projects as shown in a brief
summary of my experience in the enclosed resume.

Transportation Issues and Deficiencies

The May 12, 2023, the Draft Subsequent Environmental Impact Report (Draft
SEIR) for the EI Camino Real Assisted Living Facility Project requires 02-68
revisions to correct several errors and omissions. Each of the following
transportation issues must be fully addressed, analyzed, and revised before
the City of San Diego acts on the Proposed Project:

1) City’s Transportation Study Manual (TSM) Requirements Not Followed

Page 1 of Appendix H.1 Access Analysis August 2021 states “Based on the
City of San Diego’s new SB 743-compliant CEQA Significance Thresholds for
Transportation implemented via the City of San Diego Transportation Study
Manual (September 2020).,."

Draft TSM Reports dated February 20, 2020 and June 10, 2020 were issued 02-69
by the City of San Diego, with the current final report dated September 19,
2022. | could not find any September 2020 TSM report issued by the City of
San Diego as referenced in the Access Analysis.

Each of the three TSM Reports that | reviewed requires that the City of San
Diego approve the Project Information Form (PIF), and that the approved PIF
be included in the Project’s Transportation Study Appendix. The PIF in the Y

2
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children, particularly infants, will be impacted by the
construction noise, even if construction is limited to
certain hours.” With proper implementation of MM-NOI-
1 by the project applicant or its contractor(s), exterior
noise exposure (attributed to project construction)
would be below the City's construction noise limit during
allowable daytime hours, and (as noted above) no
construction work is allowed before 7:00 a.m. and after
7:00 p.m. any day of the week. During project operation,
noise levels were determined to not exceed 40 dBA,
which is below the City's threshold of 55 dBA during the
daytime hours and 40 dBA during nighttime hours at
the southern off-site residences. The SEIR analyzed the
potential for significant noise impacts using its
thresholds of significance and properly concluded
impacts would be less than significant.

The comment incorrectly states that MM-NOI-1
constitutes improper deferred mitigation. MM-NOI-1
contains specific performance criteria for the project
applicant and/or its contractor to follow consistent with
CEQA. As stated in Draft SEIR Section 5.10.3.1 under
MM-NOI-1, the performance criteria for MM-NOI-1
would be a 10 dBA noise reduction to reduce
construction noise impacts below the City's construction
noise threshold of 75 dBA L. Additionally, the comment
incorrectly states that MM-NOI-1 would defer mitigation
to the “discretion” of the applicant or its contractor, it
would be the responsibility of the City to ensure that the
project applicant and/or its contractor has adequately
satisfied the performance criteria of MM-NOI-1,
whichever combination of noise reduction methods are
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Appendix to the Access Analysis does not indicate that the City of San Diego
reviewed and approved or required revisions. The PIF also was not signed
and stamped as required by a Registered Traffic Engineer in Califomia

None of the three City TSM Reports indicate traffic counts made on Thursday,
February 23, 2012, for the St. John Garabed Armenian Church traffic study
could be factored up to estimate traffic volumes used in analyses of existing
or future conditions. Instead of factoring, each of the City TSM Reports state:

» "New transportation data is required if available data is older than two
years.."

Counts used in the Access Analysis were made in 2012, 11 years ago

» “For areas near beaches, counts should be taken during summer months
(between Memorial Day and Labor Day when schools are not in session)
or should be adjusted to reflect typical summer conditions.”

Counts used in the Access Analysis were made in the winter in February,
not during the summer months. Instead, The City's TSM requires traffic
volumes to be collected when local traffic volumes are influenced by
beach traffic. In addition, traffic to and from the San Diego County Fair at
the Del Mar Fairgrounds (daily in 2023 from June 7 through July 4) or
during the horseracing season on Thursdays through Sundays at the Del
Mar Racetrack (in 2023 from July 21 through September 10) should also
be considered.

> "Any deviation should be discussed with City staff."

No evidence is presented to indicate if City staff knew or approved of the
approach used in the Access Analysis in Appendix H-1 to factor up 11-
year-old counts

The Access Analysis factored up traffic volumes measured in 2012 to forecast
current traffic volumes and also factored up 2016 forecast traffic volumes to
establish future volumes for analysis. If the City of San Diego approved of the
factoring that was done, than formal concurrence of that approach should
have been given and shown in Appendix H-1. Without proof of City
concurrence, using factored volumes cannot be relied upon and/or utilized to
reach engineering decisions in the Access Analysis.

2) Trip Generation Forecasts for Assisted Living Are Unrealistically Low

Page 8 of the Access Analysis relies upon trip generation developed by the
City of San Diego prior to May 2003, more than 20 years ago. Table 3.1 in the

3
48

02-69
Cont.

02-70

l 02-71

Page 46 of 79 in Comment Letter 02

selected. Violators are subject to code enforcement
action pursuant to SDMC Chapter 5, Article 9.5, Division
6, which includes enforcement remedies such as fines,
imprisonment, and injunctions against violators. See
also SDMC Section 59.5.0404(b) regarding the
prohibition against exceeding construction noise limits.
Moreover, the measures within MM-NOI-1 are ensured
to meet the threshold relating to an increase in ambient
noise levels because the mitigation measure requires an
acoustician to monitor noise levels to ensure they
remain below applicable thresholds.

As described in SEIR Section 5.10.3.1, with
implementation of MM-NOI-1, the temporary
construction-related noise impact of the Assisted Living
Facility would be reduced to below the 75 dBA Leq
threshold because the maximum noise level from
construction is 82 dBA and a 10 dBA reduction reduces
it to 72 dBA. As such, Impact NOI-1 would be less than
significant after implementation of mitigation. In
addition, implementation of MM-BIO-1 and MM-BIO-2
would reduce indirect impacts to wildlife associated with
project construction noise because the peak
construction noise impact of 82 dBA is required to meet
a 60 dBA performance standard where sensitive species
are identified during the breeding season, which would
be a 22 dBA reduction.

Substantial evidence supports the conclusion that the
required mitigation will be effective to reduce noise
impacts to below significance. Mitigation such as
administrative controls, which involve adjustments to
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Project Description in the Draft SEIR provides project trip generation A
forecasts for 87 dwelling units proposed for congregate care and for 20 beds
for convalescent/nursing.

The trip generation rates used for congregate care in the Draft SEIR are
incorrectly based on dwelling units rather than the number of beds. Page 3-3
of the Project Description states “The proposed 105 units would include 87
assisted living units and 18 memory care units. A total of 124 beds would be
provided, including 104 assisted living beds and 20 memory care beds.”

| have calculated weekday daily trips for the proposed project based upon
data published by the Institute of Transportation Engineers (ITE) in their
September 2021 Trip Generation Manual, 11" Edition. As shown on the
er , the average k trip g 1 rate per bed for Land Use 02-71
254, Assisted Living, is 2.60 trips per weekday. With 104 assisted living beds Cont

in the Proposed Project, 270 daily weekday trips will be generated. With 20
memory care beds in the Proposed Project, ITE Land Use 620, Nursing
Home, is the closest comparable land use and would generate 3.06 weekday
daily trips per bed, 61 weekday daily trips for the memory care portion of the
Proposed Project. Using the most recently available data provided by ITE, the
Proposed Project can be to ¢ 331 daily trips.

With 331 weekday daily trips, the September 19, 2022 City of San Diego
Transportation Study Manual (TSM) Transportation Analysis Scoping
Flowchart on Page 12 requires both a Transportation VMT CEQA Analysis as
well as a Local Mobility Analysis, with neither of these analyses being
screened out. The Local Mobility Analysis in the Draft SEIR contains many
errors as indicated throughout this letter, and Appendix H-2 (Transportation
VMT CEQA) analysis was not conducted according to the City's TSM

3) Church and Assisted Living Project Parking Must Be Analyzed Together

Table 5.8-12 on Page 5.8-11 of the Final EIR for the Church provides parking
rates and peak parking demand individually for the Church, Assembly Hall,
Church offices, cultural center classrooms, cultural center office, and youth
center. With 500 portable seats and assuming three persons per vehicle for
the Assembly Hall, the overall peak parking demand ie ehown as 165 vehicles
on a Saturday afternoon. At the same time, Table 5.8-12 shows there will be 02-72
no parking demand created by any of the other buildings or uses during
Saturday aftemoons.

It is unreasonable and illogical to assume that there will be no parking
demand created by any of the other uses during Saturday afternoons. In
addition, the Sunday parking totals for both the moming and the afternoon are
incorrectly added — these should total 12 parking spaces used on Sunday k

4
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equipment operation periods and intensity, can
demonstrate noise reduction of at least 22 dBA. For
example, reducing the cumulative operating time of a
single piece of equipment by half over an assessment
period yields a 3 dB reduction per acoustical principles—
the dB reduction is 10 times the base-10 logarithm of the
ratio of the operating time over the assessment period.
Additionally, engineering controls directly attenuate the
noise at its source of emission, such as equipment
retrofitted with higher-performing (but factory-approved)
engine exhaust mufflers or sound-absorptive engine
casings that exceed those associated with standard
equipment specifications. Sound abatement (i.e., the
insertion of a barrier on the direct path between the
noise emission source and the distant receptor) can take
the form of a sound insulating shroud or blanket barrier
installed near the equipment or a field-assembled
temporary wall (composed of plywood sheets or
comparably sound-insulating blanket or flexible sheet
material [mass-loaded vinyl]) located along or near an
extent of the property line or construction boundary.
Barrier performance varies with geographic parameters
relating to the noise source, receptor, and barrier top
edge elevations, but here using multiple barriers can
achieve at least a 22 dBA noise reduction. Thus, the
mitigation is enforceable and capable of meeting the 7
dBA reduction to prevent noise impacts to residents and
meet the City's construction noise threshold of 75 dBA, as
well as the 22 dBA reduction needed to mitigate impacts
to species, which ensures construction noise impacts
would not be significant.
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morning and 158 parking spaces used on Sunday afternoon, Furthermore, A
the parking demands have not been accompanied by a schedule showing all
of the planned events for the approved Church plus auxiliary buildings.

After correcting the existing errors in Table 5.8-12 to properly show the
parking demand, it must be adjusted to match the schedule of events for each
of the buildings including the Assembly Hall, Church offices, cultural center
classrooms, cultural center office, and youth center. Parking calculations for
the Assisted Living Project Facility result in the need for 57 parking spaces 02-72
according to Page 3-4 of the SEIR. These spaces, together with the 175 Cont
parking spaces required for the Church Project FEIR, result in a total of 232 ‘
required parking spaces for the campus as planned but without consideration
for schedule overiaps of the buildings.

Only 107 parking spaces have been built, and 12 of those parking spaces are
currently occupied with temporary buildings (and unusable). The Church
Project plus the proposed Assisted Living Facility must be evaluated with the
planned schedules for the individual building uses to make sure the overall
peak parking demand will be met

4) Church and Assisted Living Project Traffic Must Be Analyzed Together

The Draft SEIR for the Assisted Living Project states the Access Analysis has
been prepared to review conditions on El Camino Real at the church
driveway, an intersection that was not evaluated in the 2014 Final EIR. This
driveway provides a single right turn only lane from northbound El Camino
Real into the church driveway after a short deceleration lane as well as a
single right turn only exit lane from the Church into a single acceleration lane.

The existing continuous raised median on EI Camino Real requires all traffic
to enter the church from the south, with southbound traffic passing the church
on El Camino Real, making a U-tum at the traffic signal at Sea Country Lane,
and then traveling northbound on El Camino Real to the deceleration lane 0273
followed by a right tum into the church property. All traffic leaving the church
property must always travel northbound on El Camino Real to the traffic
signal at San Dieguito Road, with traffic heading south to the City of San
Diego after making a U-tumn there

The Church Project approved in 2014 included a 350-seat church and three
auxiliary buildings. The Draft SEIR for the Assisted Living Project indicates
that the 350-seat church has been constructed and is operational. In my
review of Google-Earth photography dated June 2023, | confired that the
church building has been constructed together with 107 parking spaces.
Three temporary buildings have also been constructed, with one of those
buildings occupying 12 parking spaces in the parking lot for the church Y

5
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Section 5.10, Noise, of the SEIR evaluates noise
associated with construction and operation of the
project. Although the City's noise ordinance sets forth
standards for noise levels allowed on specific days and
times, for operation and for construction, the impact
must be quantified and compared to an adopted
guideline or against ambient noise levels. The SEIR does
not simply rely on conclusory statements of compliance
with law to support its determination of less than
significance. Project-specific construction noise is
evaluated in SEIR Section 5.10.3.1 under Issue 1. The
analysis does not assume compliance with the SDMC
would fully address construction noise impacts; it
analyzed the project’s noise against both the City’'s
standards and ambient noise levels. Appendix J to the
SEIR also provides an analysis of construction noise.

As provided in SEIR Section 5.10.3.1, implementation of
MHPA LUAGSs (Noise) related to California gnatcatcher
would be required as a Condition of Approval for the
project. Additionally, implementation of MM-BIO-1 and
MM-BIO-2 would reduce indirect impacts to wildlife
associated with noise to less than significant. These
measures are both feasible and reduce impacts to
below significance; therefore, additional mitigation is
not required. See RTC 02-42. The comment states that
the City simply relied upon the CM without considering
if the CM alone was effective in preventing the project
impact from rising to a level of significance, but this is
incorrect. As determined in SEIR Section 5.4, Biological
Resources, there was still a significant environmental
impact even with CM-NOI-2, which triggered the need to
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The Transportation/Circulation and Parking chapter of the 2014 Final EIR A
provides limited information regarding trips and parking, and it lacks the detail
needed to provide proper analyses of these topics. The listing of facilities in
the Final EIR for the Church does not acknowledge that several buildings will
be in use at the same time (i.e., Church, Sunday School, and children's
programs). In fact. just the opposite assumptions have been made
particularly in regard to parking at the site where no overlapping attendance
has been assumed. At this time, there are no limitations on concurrent use of
traffic, parking, and loading/unloading facilities which may dramatically
overload the driveway access as well as the parking facilities without even
considering the incremental increase in traffic and parking for the Assisted
Living Facility.

Details are needed from the Church to evaluate the traffic volumes and
parking associated with the initial and future construction as well as the
combined impacts of the 2014 Final EIR with the Draft SEIR on the access
driveway and on the adjacent signalized intersections including these: 02-73
» Current and planned church schedules with gap time between services to Cont.
facilitate reuse of parking stalls

Y

Concurrent planned activities with church services such as Bible study,
Sunday school, children's programs, etc

¥

Real data to support person and vehicle occupancy for the church
services and other activities

» Number of drop-offs and pick-ups associated with the start and conclusion
of regular worship services as well as other regular events

> Special events such as lunches, dinners, and other gatherings, together
with attendance and schedules of these events

The Access Analysis must be revised to consider these factors for the Church
as approved in 2014 together with the Proposed Assisted Living Project.

4) Intersection Analyses Must Be Reanalyzed with Both Projects

The Access Analysis must be expanded to include these additional topics and 02-74
to analyze and mitigate them using accepted traffic engineering and
102-75

transportation planning practices.

a) Stopping Sight Distance - Stopping sight distance at the Church
driveway and El Camino Real has not been reviewed or analyzed. The
driveway is located within a northbound downgrade of about 2 percent on

6
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add MM-BIO-1, MM-BIO-2, and MM-NOI-1. Please also
see MR-3, Indirect Impacts Relative to Multi-Habitat
Planning Area (MHPA) Lands and Biological Resources,
and RTC 02-42.

Additional mitigation is not required where the project’s
impacts are reduced to less than significant. As
described in SEIR Section 5.10, impacts related to an
increase in ambient noise level would be reduced to less
than significant with incorporation of MM-NOI-1. MM-
NOI-1 would achieve at least a 10 dBA reduction in
construction noise through the implementation of
administrative controls, engineering controls, or noise
abatement. As described in Draft SEIR Section 5.10.3.1
under MM-NOI-1, administrative controls can include
the reduction in operating time of equipment and/or
prohibit usage of equipment types within certain
distances to the closest sensitive receptors. Engineering
controls can include requiring changes to equipment
operating parameters (speed, capacity, etc.) or
installation of features or elements that otherwise
reduce equipment noise emission (including upgrading
exhaust mufflers). As described in SEIR Section 5.10.3.1,
construction activities associated with the Assisted
Living Facility would take place within the City's
allowable hours of construction (7:00 a.m. and 7:00 p.m.
Monday through Friday) as described in SDMC Section
59.5.0404, consistent with CM-NOI-1. The project is also
required to comply with CM-AIR-2, which requires a
construction equipment fleet that meets an average
Environmental Protection Agency Tier 4 Interim
emission standard or better. Finally, the Assisted Living
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Facility was determined to have less than significant
impacts with the inclusion of MM-NOI-1. As described
under Section 15126.4 (3), mitigation is not required for
impacts that are less than significant. Therefore, no
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June 19, 2023

the inside of a superelevated horizontal curve between Sea Country Lane
and the Church driveway. Adjacent embankments on both sides of the
driveway further limit stopping sight distance at this intersection

The 7* Edition of A Policy on Geometric Design of Highways and Streets
2018 The Green Book publ d by the American Association of State
Highway and Transportation Officials (AASHTO) is the definitive resource
of stopping sight distance. This publication is used by Caltrans as well as
all local jurisdictions in California. Traffic engineers and transportation
planners understand that stopping sight distance is based upon the design
speed of the roadway under review, a speed which is typically 10 MPH
higher than the posted speed limit. With a posted speed limit of 50 MPH, a
design speed of 60 MPH must be used to evaluate the Church driveway
for adequate stopping sight distance. Stopping sight distance for a 60
MPH design speed is 570 feet as shown in Table 3-1 on Page 3-4,
Stopping Sight Distance on Level Roadways, in the Green Book

Traffic speeds on northbound EI Camino Real are higher than the posted
50 MPH speed limit for these reasons

» Based on roadway elevations available from USGS National Map

02-46

02-47

additional mitigation is required.

The comment provides an introduction to comments to
follow regarding wildfire risk. Please also see RTCs O2-
47 through 02-57.

Comment noted. Because the comment does not raise

an issue with the adequacy of the environmental impact
analysis of the SEIR, no further wildfire-related response
is required. CEQA Guidelines Section 15128 outlines the

viewer (https://apps nationalmap goviviewerl), northbound EI Camino 0215 requirements for effects not found to be significant. This
Real has a downgrade of about 6 percent between Derby Downs Road Cont.

and Sea Country Road (the roadway elevation decreases by about 120
feet in the 2,000-foot distance). The roadway downgrade then
decreases to about 2 percent between Sea Country Road and the
Church driveway as the roadway elevation decreases by about 30 feet
in this 1,600-foot distance.

» The horizontal curve on El Camino Real between Sea Country Road
and the Church driveway is superelevated and banked like you would
encounter on a vehicle racetrack. This design is commonly used on
freeways and high-speed expressways, but is not usually used on City
streets as it allows and encourages higher speeds

Y

Northbound motorists on EI Camino Real approaching the church
driveway typically exceed the posted 50 MPH speed limit with the
roadway downslope of 6 percent transitioning into flatter 2 percent plus
the superelevation. In one of the current Google Earth ground level
photographs, a vehicle speed feedback sign was positioned in the
raised median in the horizontal curve to remind motorists of their
speeds, an indication that the City of San Diego recognized the issue
of speeding downhill traffic. However, this temporary speed feedback
sign will not decrease the speed of northbound vehicles as speeds
tend to increase back to before the feedback sign after 600 feet

7
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section is required to include a brief statement of why
project impacts were determined to not be significant
and therefore not required to be discussed in detail in
the EIR.

The commenter incorrectly characterizes the wildfire
impact analysis in the 2014 EIR by assuming the Fire
Fuel Load Model Report (Dudek 2012) prepared as part
of the 2014 EIR is not part of the 2014 EIR. The Fire Fuel
Load Model Report was used to support the findings of
no significant impact in the EIR. The wildfire risk analysis
is summarized in the EIR and the more detailed analysis
provided in the technical study. CEQA does not require

that a prior EIR contain a perfect analysis; it just requires
that it contain some informational value,4 which the

Page 50 of 79 in Comment Letter 02

4 Friends of College of San Mateo Gardens v. San Mateo County Community College Dist. (2016) 1 Cal. 5th 937, 952; CEQA Guidelines, § 15151
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beyond the sign. Hill waring symbol signs for vehicles and/or
bicyclists at the beginning of the downgrade near Derby Downs Road
should be considered and the wide vehicle lanes should be narrowed

The 140-foot-long right turn lane constructed as required as a Project
Design Feature in the 2014 FEIR on northbound El Camino Real for the
Church driveway is not sufficient to provide proper deceleration out of the
travel lanes as well as appropriate stopping sight distance for the 60 MPH
design speed of the roadway. From Google Earth ground level
photography, stopping sight distance of northbound traffic in the outside
lane of EI Camino Real from a driver’s eye located 10 feet before the limit
line on the Church driveway is about 360 feet. This distance equates to a
speed of 45 MPH for northbound El Camino Real, a distance that is
insufficient for the design speed of 60 MPH as well as for the posted
speed limit of 50 MPH.

To correct these conditions and to accommodate vehicle/vehicle and
vehicle/icycle weaving, the right turn lane must be lengthened to
accommodate deceleration out of the through travel lanes and the
embankment on the south side of the Church driveway must be graded
down and back to provide at least the required 570 feet of stopping sight
distance at this location. Landscaping in the sight distance triangle must
also be limited and restricted to no more than 24 inches in height.

E ion of the 1 areas and into the left turn lanes
are required to address conflicting weaving movements between vehicles
and bicyclists. With the identified improvements, rear-end and side-swipe
collisions at high speeds between bicyclists and vehicles can be avoided

Bicycle Facilities on El Camino Real Should Be Enhanced — The Draft

SEIR requires that the Assisted Living Project contain twelve short term
and four long term bicycle parking spaces. The residents of this facility will
use bicycles to travel among the buildings within the Church site and on
El Camino Real. | also understand that bicycle riders on El Camino Real
often travel in groups at moderately high speeds of 35 MPH or more
Except where the decels Y and i lanes have been
constructed adjacent to the church, vehicle travel lanes are very wide on
both sides of El Camino Real. These 12’ to 16' wide vehicle lanes
encourage excessive vehicle speeds, particularly on the downhill grade
through the horizontal curve. To enhance safety for bicyclists, EI Camino
Real should be restriped to provide Class IV protected bicycle lanes with a
4" or wider painted buffer between the bicycle lanes and the outside
vehicle travel lanes.

51
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2014 Church EIR does. A lead agency is not required to
revise a certified EIR's analysis when it prepares an SEIR.

The commenter assumes the Fire Fuel Load Modeling
Report (FFLMR; Appendix O to the SEIR) is not part of
the SEIR, however, the FFLMR is included as an
Appendix to the SEIR The wildfire risk analysis is not
conclusory or lacking in substantial evidence just
because the SEIR summarizes the more detailed
analysis provided in the technical study. CEQA directs a
lead agency to focus analysis in an EIR on significant
impacts. CEQA Guidelines Section 15128 outlines the
requirements for effects not found to be significant. This
section is required to include a brief statement of why
project impacts were determined to not be significant
and therefore not required to be discussed in detail in
an EIR. As demonstrated in Chapter 7, Sections 7.4 and
7.10 of the SEIR, the Assisted Living Facility would not
result in significant wildfire impacts due to compliance
with existing state and local requirements for building
hardening, fuel management, and landscape irrigation
set forth in specific design features and CMs, as well as
Title 24 of the California Building Code Standards and
City Fire Department requirements.

The VHFHSZ designation does not prohibit
development. Rather, this designation triggers the need
to apply a greater level of fire safety and
implementation of fire and building codes specifically
developed for building safely in these areas. The
Assisted Living Facility will be constructed in accordance
with Chapter 7A of the California Building Code, which
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All Vehicle Travel for the Proposed Project Requires U-Turns —

Vehicle and bicycle crossings from the Proposed Project to southbound El
Camino Real require entering the northb d on lane, ing
two high speed northbound through lanes, entering the northbound left
turn lane at the traffic signal at San Dieguito Road, and making a U-turn
with the green arrow. Similarly, southbound vehicle and bicycle traffic on
El Camino Real is required to pass the church driveway, merge left across
two high speed through lanes, enter the left turn lane at Sea Country
Lane, make a U-turn, and travel northbound to reach the Church driveway
Each of these maneuvers requires extreme caution and care, particularfy
under the high speeds that will be encountered in both directions on El
Camino Real to reach the inside left tumn lanes for U-tums

Left Turn/U-Turn Lane Lengths at Traffic Signals Are Too Short — All

vehicles accessing the church property are required to make a U-turn as
described above to arrive at or leave the Church. The raised median on EI
Camino Real at San Dieguito Road has a 120-foot-long reverse taper that
then enters into a 150-foot-long U-turn lane. The total distance required to
stop from the posted 50 MPH speed limit is 425 feet which significantly
exceeds the existing length available to slow and stop before U-turning
Accepted traffic engineering practice requires that all deceleration and
stopping must occur within the left turn/U-tum lane rather than in the
inside through lane, requiring an extension of the left turn/U-tum lane of a
minimum of 275 feet. At the same time, the reverse taper leading into the
turning lane should also be extended to 150 feet for smoother and safer
entry at the posted 50 MPH speed limit. Without lengthening the reverse
taper and the left turn/U-turn lane, vehicles will overflow into the inside
through lane, resulting in an increase in rear end collisions.

Similar conditions exist and require correction on El Camino Real at Sea
Country Lane that serves the Stallion’s Crossing residential development.
The raised median on El Camino Real at Sea Country Lane has a 90-foot-
long reverse taper that enters into a 180-foot-long U-turn lane. The total
distance required to stop from the posted 50 MPH speed limit is 425 feet
which significantly exceeds the existing length available to slow and stop
before U-turning. Accepted traffic engineering practice requires that all
deceleration and stopping must occur within the left tum/U-turn lane rather
than in the inside through lane, requiring an extension of the left turn/U-
turn lane of a minimum of 245 feet. The reverse taper into the turning lane
should also be extended to 150 feet for smoother and safer entry. Without
lengthening the reverse taper and the left turn/U-turn lane, vehicles will
overflow into the inside through lane, resulting in an increase in rear end
collisions.
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established the minimum standard to protect life and
property for a building located in a wildland-urban
interface fire area by increasing the ability of the
structure to resist the intrusion of flames or burning
embers. As outlined in Chapter 5 of the FFLMR, Chapter
7A requires that the structure be built using the latest
ignition and ember resistant construction materials and
methods for the roof, walls, vents, windows and exterior
doors, and appendages, and includes an interior fire
sprinkler system.

Furthermore, the project requires brush modification
around the structure to better help reduce the risk of a
wildfire spreading. Because the eastern side of the
development requires a modified BMZ, the project will
implement alternative compliance measures along the
eastern side of the structure, including dual pane dual
tempered windows and the installation of an additional
layer of 5/8-inch Type X fire rated gypsum sheathing
applied behind the exterior covering or cladding (stucco
or exterior siding) on the exterior side of the framing
from the foundation to the roof. These alternative
compliance measures add a layer of protection to the
structure by increasing the overall time of fire
resistance. Chapter 7 of the FFLMR provides a
description of these alternative compliance mitigations
to the structure and provides justification for the
inclusion of these fire protection features for the
modified BMZs (e.g., the addition of a layer of tempering
to structure windows to increase fire resistance time by
approximately 20 minutes, to maintain not less than an
hour of fire resistance). Compliance with environmental
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5) Transportation Vehicle Miles Traveled (VMT) CEQA Analysis Is Required

Appendix H-2 provides a November 10, 2022 memorandum prepared byCR
Associates regarding expected vehicle miles traveled (VMT) by the project
This memo and portions of the SEIR rely on trip generation of the project
being less than 300 trips per day. As discussed above, | believe the Assisted
Living Project daily trip generation will be at least 331 weekday daily trips.

The Transportation Analysis Scoping Flowchart on Page 12 of the September
19, 2022 City of San Diego Transportation Study Manual (published and
effective about 2 months prior to Appendix H-2) requires that a Transportation
VMT CEQA Analysis be prepared if more than 300 daily trips will be
generated. As indicated above, the EI Camino Real Assisted Living Project
will generate at least 331 weekday daily trips and this analysis is required
Typically, mitigation measures must also be incorporated into the Proposed
Project to reduce the vehicle miles traveled by at least 15 percent

Emergency Evacuation and Service Plan Is Required

Legislation has been drafted (SB-571) to require evaluation of emergency
evacuation and preparation of a supporting plan. This is a two-year Senate
Bill and will be considered next year. With the Proposed Project site located in
an extremely high fire area subject to high winds, an emergency evacuation
plan must be prepared and monitored for the safety of the residents, guests,
and employees of the EI Camino Real Assisted Living Facility

Details must be provided that demonstrate how the 24-foot-wide, two-way
aisle through the parking lot at St. John Garabed Armenian Church will
remain open and available during emergency conditions, and for paramedics
and ambulance services at all times to the Assisted Living Facility.

Conclusions

There are significant deficiencies in the EI Camino Real Assisted Living Facility
Draft SEIR. These omissions and errors summarized and detailed throughout
this letter require that each of these issues and items be reanalyzed and
reevaluated through additional study before the Proposed Project is considered
further by the City of San Diego.

If you have questions regarding these comments, please contact me at your
convenience.
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standards including an ordinance, resolution, rule,
regulation, order, plan, or other environmental
requirement may be used as a threshold to determine
significance where the agency explains why the
standard is relevant to the project and how compliance
with the standard ensures the project’'s impacts are less
than significant (CEQA Guidelines Section 15064.7).
Please refer to Appendix O for the FFLMR and RTC O2-
13 regarding use of CMs.

. See RTC MR-2, Wildfire Hazards and Evacuation, and O-
47 for further discussion of relevant site characteristics
and project features as set forth in the FFLMR (included
as Appendix O).

PDF-FIRE-1, PDF-FIRE-2, and PDF-FIRE-3, provided in
Table 3-3 in Chapter 3, Project Description, of the Draft
SEIR have been changed to CMs because these
measures are required per existing local and state
requirements. Please refer to Final SEIR Table 3-3. These
changes clarify information already presented in the
SEIR but do not result in a change in impacts resulting
from the project. Such revisions are not substantial, and
pursuant to CEQA Guidelines Section 15088.5,
recirculation of the SEIR is not required.

As explained under Section 7.10 of the SEIR, compliance
with the state and local fire requirements in addition to
the compliance requirements provided in the FFLMR
(see Appendix O) would ensure impacts are less than
significant. Compliance with environmental standards
including an ordinance, resolution, rule, regulation,
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order, plan, or other environmental requirement may

be used as a threshold to determine significance where
the agency explains why the standard is relevant to the

?:;(\:E:m;:?;iég‘le::sism Living Facility Draft SEIR - Tranaportaton lssues project and how compliance with the standard ensures
the project’s impacts are less than significant (CEQA

Respectfully submitted, 4 . . . H
R e e Guidelines Section 15064.7). Please refer to Appendix O
THRLD for the FFLMR and RTC O2-13 regarding use of CMs. See
Tom Brohrd, PE also RTC 02-47 for further discussion of relevant site
rincipal . . . .
i 0281 characteristics and project features as set forth in the
s iivame Font FFLMR (included as Appendix O).
» Trip_Generation Manug} 11" _Edition, published by the Institute of
R s 02-50 See MR-2, Wildfire Hazards and Evacuation, regarding
> A Policy on Geometric Design of Highways and Streets 2018 The Green . . ' . . . ' I
Book. 7" Edition, published by the American Association of State Highway W||df| re hazard ImpaCtS. Th|S resulted n the C|tyS BI’USh
and Transportation Officials (AASHTQ) — Table 3-1

Management regulations that permits an applicant to
comply via the standard brush management zone widths
or one of the accepted alternative methods approved by
the fire chief.

As described in SEIR Chapter 7, Section 7.10, an FFLMR
was prepared for the Assisted Living Facility and
included as Appendix O. PDF-FIRE-1, outlined in Table 3-
3 of the Final SEIR, spells out the alternative approach,
which states the project site will consist of an irrigated
landscape area along with a paved hardscape
development area surrounding the eastern and

" northern of the building to the property line/MHPA Line
84 or 100 feet from the structure (as possible).” In addition,
PDF-FIRE-2 states that “due to the inability to provide a
Page 54 of 79 in Comment Letter 02 full 100 feet of on-site brush management around the

exterior of the Assisted Living Facility structure, the
entire development site will be required to be
maintained as an all-irrigated low fuel landscape with

El Camino Real Assisted Living Facility Project City of San Diego
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Tom Brohard, PE

Licenses: 1875 ! Prafessional Engineer / Califarnia — Civil, Ma. 24577
1877 { Professional Engineer/ California — Traffic, Ma, 724
20406 ! Professional Engineer ! Hawaii — Civil, Mo. 12321

Education: 1968 /BSE / Civil Engineering f Duke University

Experience: B+ Years

Memberships: 1877 [/ Institute of Transportation Engineers — Fellaw, Life

1878 / Crange County Traffic Engineers Council - Chair 13821883
1881 / American FublicWarks Association — Life Member

Tam is a recognizad expert in the field of fraffic engineering and transparation planning His
background also includes respansibility for leading and managing the delivery of various
Dantract services to numeraus cities in Southern California.

Tom has extensive experience in praviding transpartation planning and traffic enginesring
services ¥ public agencies. In addition to canducting traffic engineering investigations for
Las Angeles County from 1372 ta 1978, he has previously served as City Tiaffic Engineer in
the fallowing communities:

drought-tolerant, fire resistive plants. The irrigated
landscape will include no undesirable, highly flammable
plant species” (Final SEIR Section 3.4). The requirements
are consistent with what the City Fire Department
currently imposes on projects in areas where wildfire is
a risk.

Compliance with environmental standards including an
ordinance, resolution, rule, regulation, order, plan, or
other environmental requirement may be used as a
threshold to determine significance where the agency
explains why the standard is relevant to the project and
how compliance with the standard ensures the project’s

D Bl e OOT T 1908 impacts are less than significant (CEQA Guidelines
Big B Laki 2006 - 2015 .
o ndio 5005 - 2013 02:82 Section 15064.7). See also RTC 02-47 for further
o Huntingtan Beach............. .. 1388 - 2004 . . . . . .
o Lawndale ... - er3- s discussion of relevant site characteristics and project
o Las Alamitos - . .
o Ceeanside . - 1881 - 1382 features as set forth in the FFLMR (see Appendix O).
o Paramount.. .. 1982-1338
o Rancha Pala 1873-1978
o Ralling Hills.......... .. 1973-1978,1985-1983 . . .
o Rolling Hills Estates............. .. 1873- 1873, 1924 - 1991 02-51 See MR-2, Wildfire Hazards and Evacuation. Please also
o 3an Fernanda 2004 - Present .
0 SanMAMIS. ..o .. 1881 see RTCs 02_47, 02_48, and 02-50 and SEIR Append|x 0.
o Santa Ana..... . 1978 -1381 . . i K
o Westiake Vilage........ - 1883 - 1994 With regard to flying embers reaching sides of the
During th i ts, T ¥ ised City staff and directed othe Itant H H H
inglrm:lgi;ng ﬁrﬁ?iﬁ;m&s ar?dmlr:nsssgEtgﬁrzlieplaAHE;?s, 1r:fﬁc sli:;ena?al?d srtrgztniiljghtrn; prOJeCt Other than the eaStern Slde' the StrUCtUre IS
|, and signing, striping, and ki .Heh. ol 310 millian i t H ' H H H HP™H
L ki Dl s protected from ignition via compliance with building
L rtati stuel il jects. Whil ing th ities, he h. II . . . .
conducted Investigations of nundrads of alze roquests for various Tafic conro devices. code, along with the enhanced building code materials.
Tam has al ful ted i i s at City C il, P, i . . . "
B, T oo mectings n hbee o ehar murcpae Moreover, as explained in Section 7.10 of the SEIR, “the
Tom Bronard and Associates ent!re Qevelopment ;lt&; will be required to be
o maintained as an all-irrigated low fuel condition
landscape with drought-tolerant, fire resistive plants
Page 55 of 78 in Comment Lettar 02 (see PDF-FIRE-2). Plants within this zone will be routinely
maintained and watered by an automatic irrigation
system that will maintain healthy vegetation with high
moisture contents that would prevent ignition by
El Camino Real Assisted Living Facility Project City of San Diego
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In his 14 years of service to the City of Indio, Tom accomplished the follkowing:

Cwersaw preparation and adoption of the 2008 Circulation Element Update of the
General Plan including development of Year 2035 uildout traffic valumes, revisad
and simplified arterial roadway crass sections, and reduction in acceplable Level of
Senvice criteria under certain conditions.

Cwersaw preparation of fact sheetsidesign exceptions to reduce shoulder widths an
Jackson Street and an Monrae Street over 1-10 a5 well as justifications for pratected-
permissive left turn phasing at 10 arrramps, the first such installations in Caltrans
District 8 in Riverside County, reviewad plans and pravided assistance during
canstruction of both $2 millan projects o install traffic signals and widen three of faur
ramps at these twa interchanges under Caltrans encraachment permits.

Reviewed traffic signal, signing, striping, and wark area traffic cantral plans far the
Caunty's $45 million |-10 Interchange Improvement Project at Jeffersan Street.

Reviewed traffic impact analyses far Praject Study Reports ewvalusting different
alternatives for buildout impravements of the 1-10 Interchanges at Jeffersan Street,
Wonrae Street, Jackson Street and Galf Center Parkway.

Cwersaw preparation of plans, specifications, and contract documents and pravidad
construction assistance far aver 740 traffic signal installations and modifications.

Reviewed and appraoved aver 2, 000 wark area traffic contral plans aswell as signing
and striping plans for all City and develaper funded roadway improvement projects.

Crwersaw preparation of a City-wide traffic safety study of conditions at all schoals.
Chbtained $47 000 grant fom the Califarnia Cffice of Traffic Safety and implemented
the City's Traffic Collision Database System. Annualy reviews “Taop 25" allisian
locations and pravides traffic engineering recommendations ta reduce callisians.

Prapared avar 1,500 wark orders directing City forces tainstall, modify, andiar remave
traffic signs, pavement and curb markings, and roadway striping.

Cwersaw preparation of engineering and traffic suneeys to establish enforceable spead
limits an aver 500 street segments.

Reviewed and approved traffic impact studies for mare than 35 mzjor projects and
special events including the annual Coachella and Stagecoach Music Festivals.

Develbped and implemented the City's Golf Cart Transpartation Pragram

Since forming Tom Brahard and Associates in 2000, Tom has reviewed many traffic impact
repars and enviranmental documents far various development projects. He has pravided
axpert witness services and also preparad traffic studies for public agencies and private
sectar clignts.

Tom Brohard and Associates

0282
cont.
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embers from a wildfire.” Furthermore, as discussed in
the FFMLR, alternative compliance fire protection
measures are being provided along the northern and
eastern sides of the structure to meet or exceed the
required 100 feet of on-site brush management as it
cannot be provided around all sides of the perimeter of
the Assisted Living Facility structure due to property
boundary limitations, adjacency to native or naturalized
vegetation and/or the MHPA, and 100-foot wetland
buffer areas. The alternative compliance fire protection
measures include the installation of dual pane dual
tempered glass windows on the north and east sides of
the structure. The window upgrades exceed the
requirements of Chapter 7A of the California Building
Code, which requires dual pane one pane tempered
glass, and will provide additional protection for the
structure’s most vulnerable, exterior sides. In addition,
the entire eastern side of the structure is also required
to include 5/8-inch Type X fire rated gypsum sheathing
applied behind the exterior covering or cladding (stucco
or exterior siding) on the exterior side of the framing,
from the foundation to the roof for a facade facing the
MHPA open space and naturally vegetated areas to the
east. 5/8-inch Type X fire rated gypsum sheathing is
required to be manufactured in accordance with
established ASTM standards defining Type X wallboard
sheathing as that which provides not less than 1-hour
fire resistance when tested in specified building
assemblies and has been tested and certified as
acceptable for use in a 1-hour fire rated system. The
installation of the 5/8-inch Type X fire rated gypsum
sheathing increases a wall's fire rating to a minimum of
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1 hour, from the 30-minute rating for standard %-
inch drywall.

The City and its fire protection and landscape experts
— have found that the alternative compliance fire

SAN DIEGO) protection measures provided have been used for many
other similar successful projects and demonstrate that
they meet or exceed the intent of the 100 feet of on-site
BMZs. Fire behavior modeling was used to predict flame

Tra nSportatlo n lengths and was not intended to determine sufficient
fuel modification zone widths (as presented in Section
Stu dy M anua I (TS M) 4.7 of the FFLMR). However, the results of the fire

modeling provide important fire behavior projections,
which is key supporting information for determining
a2 buffer widths that would minimize structure ignition and
provide “defensible space” for firefighters. It is
anticipated that the proposed structure will be able to
withstand the short duration, low to moderate intensity
DATE: 09/19/2022 fire and ember shower that is projected from off-site,
adjacent fuels based on several factors, which are
discussed further within the FFLMR (Appendix O).

02-52 SEIR Chapter 7, Section 7.10 includes a summary of the
FFMLR recommendations and conclusions in
compliance with CEQA information disclosure
requirements. See also RTCs 02-47, 02-48, 02-50, and

§7 - | 02-51. The analysis in the SEIR under Sections 7.4 and

7.10 clearly explains and describes the potential wildfire

Page 57 of 79 in Comment Letter 02 hazards and the required City and state requirements.

The FFLMR was prepared because alternative

compliance is needed for the project to comply with the

City's wildfire standards. The City notes that CEQA

El Camino Real Assisted Living Facility Project City of San Diego
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02-53

Guidelines Section 15141 encourages a lead agency to
limit the CEQA document to approximately 300 pages
for a complex project. The SEIR is 600 pages, so the SEIR
is not inadequate in providing analysis. When the City
determines an impact is not significant, it is appropriate
to provide a brief summary. CEQA Guidelines 15147
instructs a lead agency that “[p]lacement of highly
technical and specialized analysis and data in the body
of an EIR should be avoided through the inclusion of
supporting information and analysis as appendices to
the main body of the EIR.".

Please refer to MR-2, Wildfire Hazards and Evacuation,
regarding fire severity and evacuation. Wind-driven fire
events are not new information since 2014. Wind driven
wildfires have been recognized as the primary cause of
large wildfire events for decades. For example, in San
Diego County, the 2003 and 2007 wildfires that burned
hundreds of thousands of acres were the direct result of
extreme fire weather, including low humidity and high
wind conditions that are tracked and recognized by the
National Weather Service and fire agencies nationwide.
These events can be predicted by weather forecasters.
When they are developing, they trigger Red Flag
Watches and Warnings, periods when fire ignition and
spread is at higher probabilities. Leading up to these
weather events, the California Department of Forestry
and Fire Protection and local fire agencies enact
protocols to pre-position units and prepare for the
ignition potential.
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Post-fire save and loss studies conducted by San Diego
County fire agencies determined that embers blown by
high winds were a primary cause of structure losses.
Code requirements were promptly revised to include
ignition resistant building materials and ember
protection for vents and other openings where embers
could penetrate a structure and find a favorable fuel
bed to ignite. Since these changes were enacted, State
Fire Marshal data indicate that less than 2% of the
structures lost to wildfires included the restrictive
building requirements, and most of those can be
blamed on poor maintenance, a window left open, or a
garage door that was not closed, among other
oversights. These construction requirements and
ongoing maintenance of buildings and landscapes are
effective, and for a facility under one ownership, like the
project, they are the preferred situation for enforcing
maintenance as prescribed in the project's FFLMR and
by the San Diego Fire Department.

Regarding the comment's suggestion that drier
conditions are resulting in the largest wildfires the state
has seen; it is true that some vegetation types are
experiencing drier conditions that may be linked to
wildfires. There are many reasons for the several large
wildfires that have occurred since 2017; it has not been
established that climate change is the primary factor
when other factors including over-stocked forests,
increased ignition sources, fire exclusion, and lack of
vegetation management all influence fire spread.
Location is a large component of how and where a
changing climate may impact future wildfires. Some

El Camino Real Assisted Living Facility Project

RTC-99

City of San Diego
October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT

RESPONSES TO COMMENTS

Land Use: 254
Assisted Living

Description

An assisted living complex Is a residential setting that provides either routine general protective
oversight or assistance with activities necessary for independent living to persons with mental or
physical limitations. The typical resident has difficulty ging in an living

but does not require nursing home care. its centralized services typically include dining, housekeeping,
social and physical activities, , and

The complex commonly provides separate living quarters for each resident. Alzheimer's and ALS
care are commonly offered at an assisted living facility. Living quarters for these patients may be
located separately from the other residents

Assisted care commonly bridges the gap between independent living and a nursing home. In some
areas of the country, an assisted living residence may be called personal care, residential care, or
domiciliary care. Staff may be available at an assisted care facility 24 hours a day, but skilled medical
care—which is limited in nature—is not required. Congregate care facility (Land Use 253), continuing
care retirement community (Land Use 255), and nursing home (Land Use 620) are related uses.

Additional Data 02-82

The technical appendices provide supporting ion on ti f-day for this Cont.
land use. The appendices can be accessed through either the ITETripGen web app or the trip
generation resource page on the ITE website (https://www.ite.org/technical-resources/topics/trip-
and-parking-generation/)

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Connecticut, New
Jersey, New York, Oregon, Pennsylvania, Tennessee, Texas, and Utah

Source Numbers
244, 573, 581, 611, 725, 876, 877, 912, 1016, 1029

E: General Urban/Suburban and Rural (Land Uses 000-399) 438

0
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02-54

have argued that climate change will greatly increase
the potential for wildfires, but new research has shown
that there will not be as significant of an impact on
Southern California shrublands as is anticipated in the
coniferous forests of the Sierra Nevada and Northern
California (Keeley and Syphard 2016). Keeley and
Syphard (2016) demonstrated that drier conditions in
California's forests will certainly increase potential for
large, severe fires there; in Southern California
shrublands, however, the impact will be significantly
less, owing to the fact that region already experiences a
severe annual drought. Instead, Southern California’s
increasing population will make it more likely that
ignitions will occur, which could potentially cause large
areas of chaparral to convert into grasslands. The above
information supports and clarifies the SEIR's conclusion,
and no revisions are required.

Comment 02-54 refers to northern California wildfires
occurring between 2016 and 2018, specifically, the 2017
Santa Rosa Tubbs Fire and the 2018 Paradise Camp Fire,
as examples of the types of wildfires and damage that
would occur at the El Camino Real Assisted Living Facility
site. These comments claim that a wildfire in this area
would behave similarly and that the residents and
facility would be lost, and wildfires would result in
chaotic and uncontrollable evacuations.

Newer structures such as the El Camino Real Assisted
Living Facility, will be built to current ignition resistant
standards (Chapter 7A of the California Building Code)
that are designed to protect structures from wildfire.
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Assisted Living
(254)

Vehicle Trip Ends vs: Beds
On a: Weekday

Setting/Location: General Urban/Suburban

Number of Studies: 2

Avg. Num. of Beds: 135
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bed
‘{ Average Rate
[ 260 1.86-4.14 |

Range of Rates Standard Devietion |

Data Plot and Equation Cautlon ~ Small Sample Size

a0
X=Number of Beds
X Study Site

Fitted Curve Equation: Not Given Rt

436 Trip Generation Manual 11th Editicn - Volume 3 e=

£1
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The Project's newer structures require a system of
protection that includes protected exteriors, Class A
roofs, protected vent openings, and managed and
maintained fuel modification zones, along with interior
protection through fire sprinkler requirements.

The El Camino Real Assisted Living Facility is located
within 2 miles of the Pacific Ocean in an area that
consists of an existing newer residential neighborhood,
a newly constructed church, parking lot areas,
associated roadways, and other human-made
structures, as well as a small eucalyptus woodland area
to the east; riparian wetland areas to the northeast,
east, and further southeast; and other disturbed
habitat. The El Camino Real Assisted Living Facility will
remove any on-site vegetation from the site and will
include perimeter fuel modification. Northern San Diego
and the project area are influenced by the Pacific Ocean
and are frequently under the influence of a seasonal,
migratory subtropical high-pressure cell known as the
“Pacific High.” Wet winters and dry summers, with mild
seasonal changes, characterize the Southern California
climate. The prevailing wind pattern is from the west
(onshore), but the presence of the Pacific Ocean causes
a diurnal wind pattern known as the land/sea breeze
system. During the day, winds are from the west-
southwest (sea), and at night winds are from the
northeast (land), averaging 2 mph. During the summer
season, the diurnal winds may average slightly higher
(approximately 16 mph) than the winds during the
winter season due to greater pressure gradient forces.
Surface winds can also be influenced locally by
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topography and slope variations. The highest wind
velocities are associated with downslope, canyon, and
Santa Ana winds, which this property does not have. The
El Camino Real Assisted Living Facility project is less
affected by Santa Ana winds due to its location near the
coast. Winds funneled through mountains and onto the
flat mesas dissipate and produce lower average wind
conditions. The project's proximity to the coast will
result in higher humidity and lower temperatures for
most of the year. When Santa Ana winds blow in the fall,
humidity may drop and temperatures rise, but humidity
would remain higher than those found in more inland
locations and will provide an “insulating” effect that
helps reduce the likelihood of catastrophic wildfire on all
but the most sever Red Flag Warning days.

There would not be fuels to facilitate wildfire spread
within the proposed project, and perimeter defensible
space would be customized to keep flame and heat
away from the facility. The proposed project's structure
would be protected by ember resistant vent openings.
San Diego County agencies have successfully evacuated
large numbers of people (e.g., 400,000 during the Cedar
Fire and 150,000 during the Witch Fire) and has utilized
situational awareness and notification technology for
successfully evacuating areas and moving people out of
harm'’s way. The El Camino Real Assisted Living Facility,
because of the fire protection features and planning,
offers emergency managers with more flexibility. If
evacuation would be unsafe, residents can temporarily
shelter in the facility or other designated on-site spaces,
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Land Use: 620
Nursing Home

Description

A nursing home is & facility whose primary function is to provide care for persons who are unable
to care for themselves. Examples include rest homes, chronic care, and convalescent homes.
Skilled nurses and nursing aides are present 24 hours a day at these sites. Residents often require
treatment from a registered healthcare professional for ongoing medical Issues. A nursing home
resident is not capable of operating a vehicle. Traffic is entirely generated by employees, visitors,
and deliveries. Assisted living (Land Use 254) and continuing care retirement community (Land
Use 255) are related uses

Additional Data

The technical appendices provide supporting information on time-of-day distributions for this
land use. The appendices can be accessed through either the ITETripGen web app or the trip
generation resource page on the ITE website (https:/www.ite. org/technical-resources/topics/trip-
and-parking-generation/). =

The average numbers of person trips per vehicle trip at the three general urban/suburban sites at
which both person trip and vehicle trip data were collected were as follows:

02-82
* 1.0 during Weekday, Peak Hour of Adjacent Street Traffic, one hour between 7 and 9a.m. Cont.
+ 1.1 during Weokday, AM Peak Hour of Generstor

* 1.5 during Weekday, PM Peak Hour of Generator

The»snes were surveyed In the 1980s, the 1990s, the 2000s, and the 2010s in Alberta (CAN),
Florida, New Hampshire, New Jersey, New York, Ontario, Canada, and Texas.

Source Numbers
436, 502, 598, 734, 878, 971,972

842 Trip Generation Manual 11th Edition * Volume 4
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which are planned, designed, and maintained to
function when needed.

Regarding the Paradise fire as raised in the comment,
the ecology, botany, and general landscapes in and
around Paradise are very different than in coastal San
Diego, specifically at the El Camino Real facility and its
surroundings. In general, the Northern California Sierra
Nevada foothills are dominated by large, mature conifer
forests. As mentioned above, the project site is in an
area that consists of an existing newer residential
neighborhood, a newly constructed church, parking lot
areas, associated roadways, and other human-made
structures, as well as a small eucalyptus woodland area
to the east; open riparian wetland areas to the
northeast, east, and further southeast; and other
disturbed habitat. The native landscapes in both locales
have significantly changed over time from their historic
conditions, which has had an influence on the types of
fires that could occur. As a result of management
approaches like fire exclusion in Northern California
forests, the pine forests around Paradise have become
denser than their historical open, park-like densities and
now include understory fuels that increase the wildfire
risk substantially. Fire exclusion has caused the forests
to miss many successive intervals of the normally low-
intensity fire. Absent these small, mostly benign surface
fires, the vegetation there grew to provide greatly
increased surface fuel loading and increased vertical
continuity of shade-tolerant trees into the canopy of the
larger dominant trees. This resulted in ground fuel,
ladder fuels, and dense canopy fuels - traits that foster
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Nursing Home
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Vehicle Trip Ends vs: Beds
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 3
Avg. Num. of Beds: 160
Directional Distribution: 50% entering, 50% exiting
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high-intensity crown fires. When these traits are
combined with high winds, they result in a fast-moving
wildfire as experienced in the 2018 Paradise Fire.

The landscape around the El Camino Real Assisted Living
facility would not consist of contiguous, fire-prone
vegetation. While the fuels in the riparian open space
areas would have the potential to burn (especially under
hot and dry Santa Ana wind conditions), the irrigated,
maintained landscape around the proposed facility
would retard the spread and intensity of wildfires as it
would burn in a reduced intensity, spotty manner. There
would not be a uniform fire front as would be expected
in an uninterrupted fuel bed. The perimeter BMZ, which
is irrigated, further reduces fire intensity and spread
rates as high moisture plants are difficult to ignite. The
BMZ starves the fire of fuel, which directly impacts its
ability to spread. The proposed project as a whole
represents a large fuel break on the landscape.

However, the greatest change to fuels in both locales is
due to the building of homes and other structures in the
landscape. The homes in Paradise were built before
building codes considered wildfire; the Assisted Living
Facility structure, however, will be built to meet and, in
some cases, exceed the City's current and very
restrictive fire and building codes. Whereas Paradise’s
ecosystem has evolved to foster high-intensity crown
fires, El Camino Real's ecosystem would be expected to
actually impede the spread of wildfire due to the
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ignition resistant landscape and a structure built to the
most stringent fire codes.

Evacuation Planning and Preparedness

In both the 2017 Tubbs Fire in Santa Rosa and the 2018
Camp Fire in Paradise, residential notification was
largely lacking. This was due to a myriad of factors
including fires quickly burning down cell towers,
residents cancelling their landline services, visitors who
were unaware of the service, and others.

The City offers a robust emergency notification system.
The system, operated by the Office of Emergency
Services, is known as Alert San Diego, and is capable of
notifying tens of thousands of numbers in a very short
timeframe of an impending emergency. The system
has the capacity to push out emergency notices to
both land lines and cell phones. In addition, there are
many local news sources including television, radio,
public broadcast, and social media that are used to
reach affected citizens. In some cases, emergency
responders will go street by street or door by door to
notify residents of an evacuation.

The El Camino Real Assisted Living Facility, the San Diego
Fire and Rescue Department, and the City all incorporate
the “Ready, Set, Go!” evacuation protocol. For the project,
it was adapted for the assisted living facility setting, as
shown in the Wildfire Evacuation Plan included as
Attachment 2 to the draft state-mandated Emergency
and Disaster Plan. Part of this protocol is understanding
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when fire threat is at its peak. Red Flag Warnings
declared by the National Weather Service provide
emergency responders and residents with a warning that
they should be prepared to take action if a wildfire
develops. The focus of the Ready, Set, Go! program is on
public awareness and preparedness, especially for those
living in the wildland-urban interface areas. The program
is designed to incorporate the local fire protection agency
as part of the training and education process in order to
ensure that evacuation preparedness information is
disseminated to those subject to the potential impact
from a wildfire. The Ready, Set, Go! program is
compatible with phased evacuations and the temporary
on-site refuge contingency option. There are three
components to the program:

“READY" - Preparing for the Fire Threat: Take personal
responsibility and prepare long before the threat of a
wildfire so you and your belongings are ready when a
wildfire occurs. Create defensible space by clearing
brush away from the structure. Use only fire-resistant
landscaping and maintain the ignition resistance of the
property (as delineated in SEIR Chapter 3, Table 3-3,
PDF-FIRE-1 through PDF-FIRE-4 and CM-FIRE-1 through
CM-FIRE-4). Assemble emergency supplies and
belongings in a safe spot. Confirm you are registered for
AlertSanDiego system. Make sure all residents residing
within the home understand the plan, procedures and
escape routes.

“SET” - Situational Awareness When a Fire Starts: If a
wildfire occurs and there is potential for it to threaten
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the El Camino Real Assisted Living Facility, pack the
vehicles with your emergency items. Stay aware of the
latest news from local media and your local fire
department for updated information on the fire. If you
are uncomfortable, leave the area.

“GO!" - Leave Early! Following your Action Plan provides
you with knowledge of the situation and how you will
approach evacuation, as delineated in the project-
specific Emergency and Disaster Plan including
Attachment 1, El Camino Assisted Living All Hazards
Emergency Operations Program and Plan Manual, and
ATTACHMENT 2 Attachment 2, Wildfire Evacuation Plan. Leaving early,
well before a wildfire is threatening your community,
provides you with the least delay and results in a
situation where, if a majority of neighbors also leave
early, firefighters are now able to better maneuver,

67 protect and defend structures, evacuate other residents
who couldn't leave early, and focus on citizen safety.

Ready, Set, Go! is predicated on the fact that being
unprepared and attempting to flee an impending fire
late (such as when the fire is physically close to your
community) is dangerous and exacerbates an already
confusing situation. The El Camino Real Assisted Living
Facility Emergency and Disaster Plan provides key
information, including the best available routes for them
to use in the event of an emergency evacuation.

Page 67 of 78 in Comment Letter 02
Because fires may ignite at any time of the day and may
move rapidly under Santa Ana wind conditions, The El
Camino Real Assisted Living facility will provide ongoing
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fire awareness training and resources to its employees
and residents. The goal is to create a fire aware

2223318 PM Callforma fire: ¥ oustay, you re dead. How 3 Paradse nursing home evacuzted - Los Angeles Times 1
= s Anges Ses. al & community that understands the types of fire threats
that may occur and what actions law enforcement or
caromes other officials may direct them to take.
California fire: Tf you stay, you’re dead. How a Paradise nursing home
evacuated Evacuation Procedures and Capabilities

The evacuation procedures and pre-planning in the City
and throughout San Diego County are extensive, and the
practiced experience of the SDFPD and other San Diego
County agencies is to a higher standard than compared
that in Paradise. Previous wildfires in San Diego County
that caused large-scale evacuations have led to many

02-83 lessons learned over the years, which have prepared first
responders for significant fire events. Whereas Paradise
planned for a smaller fire event during average weather
conditions (which would enable a phased evacuation), the
El Camino Real Assisted Living Facility recognizes that fires

The rulrm of the Cypress Mvaticws Post-Actule skilled nuraing feciity. (Ker Nishinwrs # Los Angales Timas)

BY MARIA L. LA GANGA | STAFF WRITER

NO 17, 2018 4 A4 T will likely burn there under Santa Ana wind conditions and
How do you evacuate a nursing horme when the deadliest wildfirein California history is bearing have planHEd accordlngly. However’ because emergenCIeS
down and there are 91 men and wornen to move to safety — patients in need of walkers or requiring evacuation have many variables and must be
wheelchairs or confined to hospital beds, suffering from dementia, recovering from strokes? evaluated ona case-by—case basis, thIS pIan shaII be

The fire is coming fast. Help isnot. subservient to real-time law enforcement and fire

, N , o personnel/agencies’ decision-making and direction during
Staying at the Cypress Meadows Post-Acute center in Paradise is not an option. Sheltering in L. .
place reans certain death for the 30 or so staff rnembers on hand and the patients whorely on an emergency I’eqUII’mg evacuation.

" 1 nurstng-home- 20 15887-stonemm w ¥

The Assisted Living Facility will follow the Ready, Set, Go!
Page 68 of 79 in Comment Letter 02 approach to evacuation, where residents are expected
to leave well before any wildfire might arrive at the
community. That said, unforeseen conditions (and
normal human nature of delaying evacuation) could
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GR2223,805 PM
thern, A fleet of vans thatmight have helped farry them to safety has been nrmed back because of
the danger.

Callforna Are: ¥ youstay, you redead. How 3 Paradse nursing home evacuzed - Los Anjeles Times

Sheila Craft, director of admissions and marketing at Cypress Meadows, has tofind 91 beds
within driving distance of this small towr in the Sierra foothills, And she has to find thern now.

LIVE UPDATES: The latest on the California fires »

{m a typical day, there are waiting lists to get a bed at a skilled nursing home or mernory care
center or assisted living fadlity. This s not a typical day.

The fire starts about 6:30 a1, Nov. 8, about eight miles of rugged terrain away from the nursing
orme, Craft sees srnoke an hour later, while driving her four kids to schoal in this woodsy town
where all of thern were barn,

She spots flarnes in the distance as she heads to Cypress Meadows.

By 7:45 a1, she is at her desk, working the phones.

“T was calling every faclity around, *Hey, we're getting evacuated, this is happening, T don't know
if you've watched the news, but how many beds do you have available?" Craft said, *Sothey'd tell
e, ‘Four fernales and two males,! *0K, I'm putting you down, I'l take 'ern.' Then I called another
facility, *How many beds do you have available? ..

3o, I've got one phone in this ear, calling, finding residents hornes or beds, and the other phone
1 this ear with my 12-year-old seventh-grader standing in front of her myrn with a plurme of
smoke, poing, ‘Mo, I have to be picked up, We're being evacuated.' I'm, “0K, I'm gonna get
sarnebody to you. You stay right there, Ton't move,™

By the tirme Olivia Drummond arrives at work at 8 axn., Cypress Meadows 1s *in full evacuation
rode," a process that is fraught even for the able-bodied gathering their own things and their
own loved ones and leaving their own hornes under their own stearn,

The fire {5 growing,

Ang Wome-n 21T stong i
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potentially preclude safe evacuation of some residents.
However, the nature of the structures’ construction and
landscaping would enable the employees and residents
to passively shelter in the facility as a last resort. This
would provide residents with a safer alternative than
attempting a late evacuation during a wildfire's
immediate passage.

Wildfire Hazard vs. Wildfire Risk

Although the EI Camino Real Assisted Living Facility is
located in a VHFHSZ, it will have a significantly lower
potential of actual loss than other older communities
(such as Paradise) that are also located in a VHFHSZ.
This is based upon the distinction between HAZARD
(which the state categorizes) and RISK (which the state
does not quantify). HAZARD is the potential fire
behavior (i.e., flame length, crown fire occurrence,
capacity to generate embers) in the predicted mature
vegetation of the area. RISK is the potential for
structural loss from said fire. Thus, even if there is a
potential low fire hazard in a given area (expected low
flame lengths), a home might still be at high risk of
ignition if the physical characteristics of the property
would facilitate structural ignition (e.g., flammable
vegetation next to a home with wood siding).

Conversely (and more applicable to the El Camino Real
Assisted Living Facility structure), a structure might be in
a high-hazard area (potential exposure to high flame
lengths and ember generation), but may be at low risk
of ignition if the structure is built with ignition-resistant
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The medical records director bags each patient's documents, paperwork that describes who they
are, how to reach their next of kin, what drugs they should take, the care they will want when
they are dying. A medication mirse bags each one's drugs. A certified mirsing assistant puts
together a change of dlothes.

Callforna Are: ¥ youstay, you redead. How 3 Paradse nursing home evacuzed - Los Anjeles Times

Patents are dressed and seated in wheelchairs, Bags with their drugs and clothes and paperwork
are Hed to the chair handles,

“we pulled thern out of the roorms," said Drummnand, Cypress Meadows' director of sodal
services, *0ur plan was to get the rooms eraptied and clase the door. Once the door was closed,
we lnew there was no resident in there."

That way, no one would be left behind as flarnes licked the rafters and made their way through
the nursing harne's wings,

The first 40 patients, the most arobulatory and easiest to rowe, head out about 9:30 2m. Then
carnes an order to shelter in place. Patients who had been quened up in wheelchairs outside are
rolled back into the dining area, away from the growing toxic smoke.

Just before 10 a.m., Drumrond said, authorities arrive and say, *¥ou gotta go." Staff members
line up their cars to ferry patients out. The wheelchairs are abandoned.

Crurnrnond helps her daughter, Sarah, a dietary techmidan at the home, load two patients into
bier Ford Foeus, Sarah 15 19, The last thing Drummend's husband tells her: *Don't separate from
Sarah."

But on this terrible Thursday morning, she has no choice.

MORE: Track key details of the California wildfires »

Crurnrnend is 43z months pregnant, She had planned to take the passenger seat, But ane of the

pafients needs it because she dossn't fitin back And Drurnrmond can't squeeze in either, So she
sends the car down the hill.

Ang Wome-n 27 stongml
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construction materials and adequate defensible space is
provided around the structure.

Unlike the El Camino Real Assisted Living Facility
property and surrounding areas, the landscape-level
vegetation in and around the Paradise area consisted
primarily of mature mixed-conifer forests with a high
degree of both horizontal and vertical continuity and
high loads of contiguous grasses in areas that were
burned a decade ago. These fuel types facilitated rapid
fire spread and intensity in the wildland areas that
surrounded Paradise and caused an enormous storm of
embers to be cast onto individual parcels. While some of
the surrounding areas near Paradise were burned in a
fire in 2008, the high grass levels (fostered by late spring
rains) were continuous and facilitated rapid spread into
the community.

The most granular level of fuels to consider (the
structures themselves) served as the most important
fuel that led to the mass devastation in Paradise.
Throughout that community, home after home was
destroyed, but the adjacent vegetation was left largely
untouched. This phenomenon has been observed in
multiple large, destructive fires, including the 2007
Witch Creek Fire in San Diego County, the 2009 Black
Saturday Fires in Victoria, Australia, the 2017 Tubbs Fire
in Santa Rosa, and the 2018 Woolsey Fire in Los Angeles
County. In all cases, mass destruction in many parts of
the fire boundary was largely related to homes igniting
via an ember storm, which burned many homes from
the inside out following embers entering the structure
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B2223,308 PM {Calfornia fre: ¥ youstay, you're dead . How 3 Paradss nursing home evacusted - Los Angaes Times
Sarah will not be heard from for the next 10 hours, Her parents won't know if she and her

passengers made it out alive.

Craft pulls her white Chesrolet Suburban to the Cypress Meadows entrance, She's not a mirse, 50
she will bedriving patients whe do net need complicated care, Two wornen and 2 man — one
stroke victm, two with Alzheimer's disease,

They are headed to Roseleaf, a rermaory care facility in Chico, about 16 riles away, a zo-rinute
drive when the world's not ablaze. On this day, it will take nearly seven hours.

Craft pullsinto gridlock headed south. She considers piloting her truck down a bike path and
through a trailer park. But the bike path is on fire. She sees there are no carsin a northbound
lane, so she takes it, heading south — and then comes upon flames at an intersecion

Ahead of her is a line of stopped cars, To the left iz a tall tree on fire, a redical building ablaze, A
fire tornado swoops by, along the driver's side of her Suburban. She is on the phone with her
tsband. She is certain that she and everyone around her will die.

“Biy side [of the car] was hot," she said, “There was fire right there, I was sick to ry stomach, I've
1ever been so scared, T was telling my husband goodbye. He was with my kids, He kept saying,
‘Mo, 110, 10.' He was praying an angel to core to me, sormebody who would help me, get us out of
Lwere,"

Craft chokes up as she relives this, Her face 15 flushed, Tears start towell, Six days have passed
dnce fire destroyed her hormetown. It hurts.

*T just told hirn, °T don't think that's true. T can't talk my way out of this. I can't make this go away.
Tcan't met out of this situation." She is arying in earnest. *He goes, “You dowhat you have to do.
¥ou have to drive around people, you drive around people, You get off that hill ™

She jumps a curb, makes sorne headway, jumps another, pops a tire,

Craft pullsinto the parking Lot of the local Safeway. She canmat find the jack to change the tre,

Ang Wome-n 213 he-stong i I
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via vents, windows, or under doors. El Camino Real
Assisted Living Facility's structures are designed to
withstand ember storms by providing tightly built
structures with no unprotected openings and ember
resistant vents that prevent ember intrusion.

Ignition Minimizing Measures:

The following are City and state fire and building code
required measures for building in wildland-urban
interface areas.

1) The Assisted Living Facility structure will be code
compliant, ignition resistive, and fully sprinklered in
compliance with Section 142.0412 of the SDMC (Brush
Management) and Section 104.9 of the 2022 California
Fire Code (CFC) (or current edition at the time of
construction). The structure will also comply with the
2022 edition of the California Building Code (CBC),
Chapter 7A (or current edition at the time of
construction), with approved alternative compliance
measures, as permitted by the CBC, and City alternative
compliance measures to further enhance fire protection
as further described below.

2) Each room and all enclosed spaces, including all
closets, bathrooms, and hallways within the Assisted
Living Facility, will be provided with an NFPA 13
(Standard for the Installation of Sprinkler Systems)
automatic fire sprinkler system. The NFPA 13 automatic
sprinkler system will be installed in accordance with
Section 903.3.1.1 (including Subsections 903.3.1.1.1 and
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62223,308 PM CAlforna fire: ¥ you stay, wouf re dead. How 3 Paradse nursing home evacuated - Los Angdes Times.
Then, she says, a little electric-powered Ford pulls up, a car “that ray husband and I would never
own in a gazillion, rillion years."

Behind the wheel is Nate Reich, operations general manager for Safeway in Northern California.

tire.

still no jack. Safeway goes up in flares,

But Sheila Craft has found her angel. Sornehow, the three frail, elderly patients and Craft all jar
into Reich's little Ford. He points the car south. The sky is black as night.

Aweek passes, All 91 patients have been resettled. Four are now with farnily, the rest spread
arnong 15 nursing hornes and two hospitals.

... 10+ nurst ng: home-A 20151 R7-storgml

He wants to drive her to safety. But she has the three patients with her. She asks for help with the

02-83
Cont.
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903.3.1.1.2) of the 2022 CFC, which also requires
sprinkler protection for exterior balconies, deck, and
ground floor patios of sleeping units where the building
is of Type V construction, as well as open-ended
corridors and exterior stairways and ramps. The NFPA
13 system includes the following requirements:

a. To be designed by a licensed fire protection
engineer or SDFRD-approved sprinkler contractor.

b. To provide fire inspector’s test value 5 feet
above grade.

c. To provide sufficient water supply as determined
by fire sprinkler hydraulic calculations, which may
require increased meter and piping size. If fire flow
is insufficient for the designed system, alternative
options, such as a fire pump designed to boost fire
flow, may be considered, to the approval of SDFRD.
Alternative options will be submitted to the SDFRD
for approval before installation.

d. Sidewall sprinklers that are used to protect
exterior balconies, decks, and ground floor patios
shall be permitted to be located such that their
deflectors are within 1-inch to 6-inches below the
structural members and a maximum distance of 14-
inches below the deck of exterior balconies that are
constructed of open wood joist construction.

e. Automatic or self-closing doors shall be installed
and conform to the exterior door assembly
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Cypress Meadows is gone, Plurn Healtheare Group, which owns it and 55 other fadlities in
California and MNevada, has held twojob fairs for its displaced workers and hopes to employ thern
atits ather properties. Mo decision has been made about rebuilding, said Aaron Edmonds, Pham's
area president,

Callforna Are: ¥ youstay, you redead. How 3 Paradse nursing home evacuzed - Los Anjeles Times

Sarah Drurnrmond and the two patients in her care sheltered in place with other evacuees and law
enforcernent agents, first in ane Paradise parking lot and then ancther, wrapped in fire blankets,
She plans toleave Califormia.

{Olivia Drumrnond does not know if her house in Magalia is still standing, She had a prenatal
checkup on Wednesday. She heard the baby's heartbeat,

And Craft went back to see her house and the marsing horne for the first ime since flarmes nushed
through the town she loves,

Both were destroyed.
All that is left of Cypress Meadows are a wavy metal roof and a tangle of ruined equiprment. The
abandoned wheelchairs, most badly burned, rernain queued up in front of what was once a

graceful entrance.

Theirbig Hres lie on blackened ground, reduced to droles of white ash, which aurnbles when
touched,

mariaJagangalatimes. com
Twitter: @marialaganga

a
. Maria L. [ Ganga

Maria L. La (3anga is dty editor for the Los Angeles Times, She has covered six
presidential elections and served as burean chief in San Francisco and Seattle,
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standards addressed in Chapter 7 of the CBC,
Section 708A.3.

3) Zone 1 requires a minimum 35 feet of on-site irrigated
landscape planting with drought-tolerant, fire resistive
plants. The landscape will be routinely maintained and
will be watered by an automatic irrigation system that
will maintain healthy vegetation with high moisture
content that would prevent ignition of embers from a
wildfire.

4) The facility design also provides an unimpeded, all-
weather pathway (minimum 3 feet wide) on all sides of
the buildings for firefighter access around the entire
perimeter of the structure.

5) Areas requiring ventilation to the outside
environment will require ember-resistant vents such as
Brandguard, Vulcan, or O'Hagin brands. These vents
exceed the code requirement of a minimum 1/16-inch
not to exceed 1/8-inch openings. All vents used for this
project will be approved by SDFRD.

The following alternative compliance fire protection
measures are being provided due to the inability of the
eastern side of the project development to provide a full
100 feet of brush management requirements on site
because of property boundaries and environmental
constraints such as the MHPA and 100-foot wetland
buffer areas. These alternative compliance measures
were found to meet or exceed the code-required 100
feet BMZs through science and application and were

El Camino Real Assisted Living Facility Project

RTC-113

City of San Diego
October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT RESPONSES TO COMMENTS

accepted by numerous fire agencies throughout
California.

1) Due to the inability to provide a full 100 feet of on-site
brush management around the exterior of the Assisted
Living Facility structure, the entire development site will
be required to be maintained in a condition that will
consist of an all-irrigated low fuel landscape with
drought-tolerant, fire resistive plants and a paved
hardscape development area surrounding all sides of
the building to the property line/MHPA line or 100 feet
from the structure (as possible). The irrigated landscape
ATTACHMENT 3 will include no undesirable, highly flammable plant
species. Plants within this zone will be routinely
maintained and watered by an automatic irrigation
system that will maintain healthy vegetation with high
moisture contents that would prevent ignition by

74 embers from a wildfire.

2) Due to the inability of the northern and eastern sides
of the structure to provide a full 100 feet of on-site
brush management due to property boundary
limitations, adjacency to native or naturalized vegetation
and/or the MHPA, and 100-foot wetland buffer areas, all
windows on the north and east sides of the structure
are required to provide exterior glazing in windows (and
sliding glass doors) that is dual pane with both panes
tempered glass. Dual pane, one pane tempered glass
Page 74 of 78 in Comment Letter 02 has been shown during testing and in after fire
assessments to significantly decrease the risk of
breakage and ember entry into structures. Therefore,
requiring dual pane, both panes tempered is anticipated

El Camino Real Assisted Living Facility Project City of San Diego
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SUPERIOR COURT OF CALIFORNIA,
COUNTY OF SAN DIEGD

MINUTE ORDER

DATE: G2/ 32023 TIME: 0d: 8104 PM DEPT:

JUDICIAL OFFICER PRESIDING: Ronald F. Frazier
CLERK: Sarah Daoski

REPCRTER/ERM:

BAILIFF/COURT ATTEMDAMT:

CASE NO: 37-2021 30133683-CU-TT-CTL CASE INIT.DATE: 80520621
CASE TITLE: PQ-NE Action Group vs City of San Diege [E-FILE]
CASE CATEGORY: Civil - Unlimitad CASE TYPE: Toxic Ter'Envirenmantal

APPEARANCES

The Court, having taken the above-sntiied matter under submission on 202723 and having fully
considered the arguments of all parties, both written and oral, as well 3s the evidence presentsd, now
rules as follows:

Petitioner PQ-ME Action Grou p's Petition for Wit of Mandate is GRANTED IN PART. [ROA 1, 45.)
Thiz p ding concerns Respendent City of San Diego®s approval of a residential develepment known

a5 a Junipers Project ("Project') located in the Rancho Penasquitcs area. Real Parties in Interest
Carmel Partners, LLC and Carmel Land, LLC [*RPIs") are the Preject applicants

Patiticnar seeks 3 writ of mandate vacating the City's approval of the Project.
iR A Gons o .

An Envirenmental Impact Repert ("EIRY) must censider a project's "cumulative impacts.” (14 C.C.R. §
1513%(a).) "[A] cumulative impact consists of an impact which is created as a result of the combination
of the project evaluated in the EIR together with cther projects causing related impacts.” (14 C.G.R. §
1513%(a)(1).) "The cumulative impact from several projects is the change in the envircnment which
results from the incremental impact of the project when added to other closely related past, present, and
reasonably foreseeatle probabie future projects” (14 C.C.R.§ 15355(k).)

Petitionar asserts the EIR failed fo adequately consider the cumulative impact of the Project together
with the Millennium P& and Trails at Carmel Mountain Ranch projects. In opposition, Respondent and
the RPIs assert these projects did net qualify for inclusion in the cumulative impacts study. Specifically,
Respondent and the RPIs assert the City used the Projects Motice of Preparation of the EIR [April 18,
2318) as the cutoff date, and neither the Millennium P4 ner the Trails projects were analvzed because
neither of these applications was “deemead complete” before this date. [AR 43:11381-114488; 15:4850.)

"[M]ere awareness of proposed expansion plans or other p d 4 | t does not kec iy
require the inclusicn of these proposed projects in the EIR [Gray I, Counfy of Wadera [Z008) 167

DATE: 820312023 MMNUTE ORDER Page 1

DEPT: Calendar Mo
75
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to be an important safety measure that provides
enhanced structure protection and provides mitigation
for modified fuel modification zones and limited
setbacks from adjacent structures. The window upgrade
also exceeds the requirements of Chapter 7A of the CBC
and provides additional protection for the structure’s
most vulnerable, exterior side (alternative compliance
fire protection measure).

3) Due to the inability of the entire eastern sides of the
structure to provide a full 100 feet of on-site brush
management due to the MHPA and 100-foot wetland
buffer areas, the entire east side of the structure is also
required to include 5/8-inch Type X fire rated gypsum
sheathing applied behind the exterior covering or
cladding (stucco or exterior siding) on the exterior side
of the framing, from the foundation to the roof for a
facade facing the MHPA open space and naturally
vegetated areas. 5/8-inch Type X fire rated gypsum
sheathing is required to be manufactured in accordance
with established ASTM standards defining Type X
wallboard sheathing as that which provides not less
than 1-hour fire resistance when tested in specified
building assemblies and has been tested and certified
as acceptable for use in a 1-hour fire rated system.
CertainTeed Type X Gypsum Board has a Flame Spread
rating of 15 and Smoke Developed rating of 0, in
accordance with ASTM E 84 (UL 723, UBC 8-1, NFPA 255,
CAN/ULC-5102), is UL classified for Fire Resistance
(ANSL/UL 263; ASTM E119), and is listed under UL File
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CASE TITLE: PQ-ME Acticn Group vs City of San Diege  CASE MO: 37-2021 HHI33683-CU-TT-CTL
[E-FILE]

Cal Appdth 108% 1127 [emphasis added).) However, "any future project where the applicant has
devoted significant tme and financial rescurces to prepare for any regu\ziten-I review showd be
coraidered as probable future projects for the purposes of cumulative impact™ [Id. at pp. 1127-28
[2m DhaSIS added] 1 "Projects that are undergoing envirenmental review are reascnably probable future
prejects.” (M. at p 1127)

Hare, the administrative record reflects beth the Millennivm P& and Trails projects were reasenably
probable future projects known to the City well before the draft EIR was published. Although the City
attempts to assert it was not cbligated to consider these prejects because neither of the applications was
*desmed complete” bafore the Project's April 14, 2318 Notice of Preparation was issued, the court is not
persuaded.

The EIR states the Millennium P& application was desmed complete on Juns 14, 2815 and the Trails
application was deemed comp\ete on January 31, 2425 [AR 134858 chever the record and
trate the' City was concurrently e\raluatlng the Project,
Millennium PQ, and the Tralls for many menths prior to the publication of the draft EIR. [AR
ZEE 24405—24412 13:48%1,; Pet. RJM at Exh. A.) The City was clearly aware Millennium PQ and Trails
were reasonably preDaDIefuture projects

The court is sympathetic to the City's desire to apply a bright-ling rule. However, the legal avthorities
reflect a more flexible approach. (14 C.CR. § 15355(k); Gray at pp. 1127-28) RPls cited both Gray
and Scuth of Markel Communily Action Wetwork v, City and Counly of Sakr Francisco (2018 33
Cal.App.5th 321 as support for their position that the Citv's selection of the Motice of Preparation date as
the cutoff was reascnable. Motably, howsever, beth these cases are distinguishable on their facts from
the case presented here. In Gray, the court ‘noted “the Cou nty could net locate any preject where an
applica nt has filed for review with the County Planning Department® before determining the County had

d itz di tion o set the date of the preject application as the cuteff. [Gray at p.
1128.) E!\,I contrast, hare thers is evidence the City was aware of othar probable future projects in close
provimity te the Prcject.

Likewise, in South of Market, the plaintiffs asserted the EIR had used an cutdated list of projects and
made “generalized cbservations that development is 'rampant™ but the court noted the lack of evidence
that the list was “defective or misleading, or that the City ignored projects that were in the pipeling for the
purpose of adjudging cumulative impacts” (Scuth of Markel at p. 33637) Thus, "[fhe City had
discretion o determing a reasonable date as a cuteff for which projects to include in the cumulative
impacts analysis, and plaintifis have not shown the Cib's decision to use a 2012 project list was
unsupported by substantial evidence™ [#. at p 337.) Hers, Petiicner has sufficiently demonstrated
Petitionars decision to exclude Milennium P& and the Trails projects was not reasonable under the
facts. In the court's view, the close proximity of these projects — particularly Millennium P@, which is
adjacent to the Project — renders the City's decizien all the more arbitrary

Thus, the EIR fails to comply with CEQA because itdid not adequately consider the cumulative im pact of
Millennium P&, Trails, and the Project.

Az to these grounds, the Petition is granted.

ERA Consi [igtive Saf

*An EIR shall identify and focus en the significant effects of the proposed project on the envirenment?”

DATE: G2/43/2623 MIMUTE DROER Page 2

DEFT: Calendar No
T

02-84
cont.

Page 76 of 79 in Comment Letter 02

02-55

02-56

02-57

02-58

No. CKNX.R3660 (CertainTeed 2024) (alternative
compliance fire protection measure).

The comment also asserts that the SEIR does not
mention evacuation.

Please refer to MR-2, Wildfire Hazards and Evacuations.
Please refer to MR-2, Wildfire Hazards and Evacuation.
Please refer to MR-2, Wildfire Hazards and Evacuation.
Please refer to MR-2, Wildfire Hazards and Evacuation.

The analysis of the San Dieguito Lagoon W-19
Restoration Project (Lagoon Restoration Project) was not
included in the cumulative analysis for the proposed
Project; however, analysis of the Lagoon Restoration
Project is provided herein. The facts of the Lagoon
Restoration Project as they relate to the Project’s
cumulative analysis are that activities associated with
the Restoration Project would not occur concurrently
with the proposed Assisted Living Project. Construction
of the Lagoon Restoration Project began in January 2022
and has completed construction as of September 17,
2024 (SANDAG pers. comm., Smith 2024). Therefore,
due to the fact that construction associated with the
Lagoon Restoration Project has been completed, no
further construction activities would occur concurrently
with the proposed Project. Additionally, as discussed in
the San Dieguito W-19 Lagoon Restoration Project Final
Environmental Impact Report, the San Dieguito Lagoon
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[E-FILE]
[14 CC.R. § 15128.2(3).) This includes "any p jcant diract, indirect, or cumulative
envirenmantal impacts of locating d lop t in ar tible to hazardeous conditions (2.4,

835 5l
flecdplaing, coastlines, wiidhre sk areas)...." [ibid., emphasis add;d.]

Within the context of wildfire safety impacts, Petiticner arguas the EIR failed to consider the cumulative
impacts of the Preject togethar with the Millennium PQ [which will use the same svacuation exit) and
Trails prejects (which will significantly increase the number of evacuating residents). The court agrees
and finds the EIR alsc fails fo comply with CEQA because it did net adequately consider the cumulative
impact of Millennium PQ, Trailz, and the Preject when evaluating the Project's wildfire safety risks.

In thair opposition, Respondent and RPIs point cut the RPls commissicnad a study on Millenniuvm P&
impact on evacuation times, and that the study concluded the community’s evacuation time would cnly
increase from 3.5 fo 2.8 hours if Millennium PQ project wers alsc considered. [AR 21:10855-14882))
As a preliminary matter, this study still does not take the Trails project into consideration. Further,
"CE@A requires agencies to discuss a project’s potentially significant impacts in the draft EIR and final
EIR." [Siewa Walch v. Gourly of Placer (2021) 68 Cal App.Sth 86, 103 se& alsc 14 C.G.R. § 15120
"[Tle the extent an agency cmits an adequate discussion of a projects potential impacts in its EIR, it
cannot afterward make up for the lack of analysis in the EIR through post-EIR analsis.™ [#id, citing
Save Cur Perinswiz Committes v Monterey Cty. 8d. of Supendsors (20401) 87 CalApp.4th 88, 130 )

Hare, the RPIs submitted the study on the eve of the City Council hearing. [AR 21:14858.) The memo
iz dated June 11, 2821 and the City Council hearing was held June 15, 2321, Mo such analsis is
contained in either the draft EIR or final EIR. Thus, the EIR fails to comeply with CEQA requirements.
This deficiency cannct be cured by pest-EIR analysis, and in any event the pest-EIR analysis is still
insufficient because itdees not consider the Trails project.

Az to these grounds, the Petition is granted.

At hzaring, Psatitioner argued the EIR alsc improperly emitted consideration of Pacific Village in itz
analysis of cumulative im pacts with regard to evacuation and wildfire safsty. In response, RPIs assertsd
this issue was waived because it had not been assered during the administrative process. Howsver, it
appears this issue was raised before the agency. (AR 418315 The court agress the EIR alsc fails to
com ply with CEGQA requirements because it emits Pacific Willage from its cumulative impact analysis for
evacuation and wildfire safaty.

Petiticner also argues the EIR's wildfire analysis is not supported by substantial evidence, challenging
several of the assumpticns made in gvaluating the Prcjects Impact on evacuation. As to these grounds,
the Petition is deniad.

Third, Petiticnar asserts the EIR obfuscates wildfire and evacuation risks because it uses a “weluntan”
Fire Protection Plan and Wildfire Evacuation Plan. As to these grounds, the Patition is denied .

IR A Cons o .
Petiticner assers the EIR did nct adequately analyze and mitigate transportation impacts.

As to these grounds, the Petiticn is denied. Therse is substantial avidence in the record to suppert the
EIR" transportaticn im pact analysis.
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W-19 Restoration Project was largely a construction
project to create and restore wetlands and would
implement mitigation to reduce construction impacts to
biological resources, air quality, paleontological
resources, and cultural resources to less than
significant. As described in the San Dieguito W-19
Lagoon Restoration Project Final EIR, “The proposed
project would result in significant and unavoidable
temporary impacts to the topic areas of: Biological
Resources; Traffic, Access, and Circulation; and Noise”
(JPA 2018). Additionally, the Lagoon Restoration Project
would not involve notable, permanent operational
impacts that would need to be considered in
combination with the proposed Assisted Living Facility
or other cumulative projects because the Lagoon
Restoration Project would only require periodic and as-
needed monitoring by a biologist to ensure the
restoration effort is successful in meeting the
performance criteria for the establishment of wetlands
and related vegetation. As discussed throughout
Chapter 5 of the Draft SEIR, all impacts associated with
the Assisted Living Facility would be mitigated to a less-
than-significant level. More specifically, the Assisted
Living Facility would implement similar mitigation
measures as the San Dieguito Lagoon W-19 Restoration
Project to address any potential inadvertent impacts to
cultural and paleontological resources. Similarly, all
impacts to biological resources associated with the
Assisted Living Facility would be reduced to less than
significant with incorporation of PDFs, CMs, and MMs.
Therefore, because the construction schedule of the San
Dieguito Lagoon W-19 Restoration Project and the
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Assisted Living Facility would not overlap, and because
both the San Dieguito Lagoon W-19 Restoration Project

g;EETLE: PQ-ME Action Group ve City of San Diege  CASE NO: 37-2021 033683 CU-TT-CTL and Assisted Living Facility WOU|d have Iess-than-
significant impacts associated with operations, no

Gensistent with CEQA Guidelines, the City has a Climate Action Plan (CAP) Gensistency Checklist. The . . . . . .

B aE e R e e o e e e i 1678 cumulative impacts associated with the San Dieguito

BInS GAB, 20 Asiermined hiougn tne GAB Coneisteney Ghes ol 7 raanialy Saniiean eumulse Lagoon W-19 Restoration Project would occur. This does

GHG impact would coour” [AR 16:8474.) . . .

Patitionar asserts the EIR did not adequately disclose and mitigate greenhouse gas impacts. nOt reSU|t in Changes to the ImpaCt COHCIUSIOnS Of the

As to these grounds, the Petition is denied. There is substantial evidence in the record to support the SElR and does not demonstrate that the Draft SEIR was

EIR" conclusion the Project will not significantty im pact g reen house gas emissions. i . . .

T — inadequate and conclusory in nature. Recirculation of

T et o e e the SEIR is not required per CEQA Section 15088:5.

Pstiticner assers the EIR did nct adequately disclese or mitigate the Project's land use impacts.

A3 fo these grounds, the petition is denied. There is substantial evidence in the record to suppert the 02-59 As discussed in SEIR Section 9.5.1 , the key qUeStion and

EIRs cc!'lclusmn the Project is ccns!stent with t_he_ City's General Plan_, the Ranchc Penasqul_tcs . K . X K i u

PR Lotainatia Gommunities Stateqy - o ooooen o Gavemmentst Regional Trrsportation first step in analysis of the off-site location alternative “is

Whether the EIR Adeouately Considers Biciouical inpacts whether any of the significant effects of the project

gl ol e S AN g e b o e el would be avoided or substantially lessened by putting

recommend ations o the City in a comment on the Project, it appears these concerns were considersd

by the City, even if the recom mendations were not incorporated inte the Project's approval the proJect |n another Iocat|on” ('I 4 CCR

As to these grounds, the Petition is denied. There is substantial evidence in the record to support the . . .

ElRes conclusion the Project will not significantly im pact b 15126.6[f][2][A]). As described in the alternatives
analysis, the availability of an alternative site does not in

City _Ccde requires_ affordable housing ugits to _be "co_mparable ir! btedroom mix, design, and owerall d f . If d . . I d h f .

faly o corsiucion fo re Mmatket m’ hoising unts 1.0Ee M, ot § 1421304062 and of itself reduce impact potential, and therefore it is

Petitioner asserts the City's determination to grant a wariance frem its affordakble housing erdinance expected that deve|0plﬂg a Slm'lar pI’OJECt WOU|d reSU|t

lacked substantial evidence. The RPls cbtained a variance to provide an alternative mix of one- and . . . . . .

two-bedroom units rather than a mix of twe- and three-bedroom units. (AR 2118185, N a S|m||ar array Of proJect |mpacts and Would S|mp|y

As to these grounds, the Petiticn is denied. Therse is substantial avidence in the record to suppert the P . .

granting of 3 variance. transfer this impact potential to areas surrounding the
alternate site location. In addition, a fundamental
project objective is to locate the Assisted Living Facility
within walking distance to St. John Garabed Armenian

DATE: 02302023 WINUTE OROER Paged Church (see Objective 3 in SEIR Section 3.2, Project

PERT n Galendartio Objectives). Proximity to the Church is a fundamental
project objective so that the Church and the Assisted

Page 78 of 76 in Comment Letter 02 Living Facility can work together on programming and
create intergenerational interactions between the youth
programs at the Church and the Assisted Living Facility.
Additional fundamental objectives include developing
El Camino Real Assisted Living Facility Project City of San Diego
RTC-118 October 2024
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B : — -

Pstiticner's requests for judicial notice submitted with its moving papers are granted as to Exhibits &, B,
and C and denied 3= to Exhibit D. (Evid. Code § 452(b), (c); RDA 53) Asto Exhibit D, judicial notice is
denied on the grounds it is not relevant.

Respondent's and RPIs' requests for judizial notice are granted. [ROA 55; Evid. Code § 452(2).)

Petiticner's requests for judicial notice submitted with its reply papers are granted. [ROA 58; Evid. Code
§452(2).)

However, all counsel are admenished for submitting separate, additional memoranda regarding the
requests for judicial notice. Although the court considered these unauthorized memeoranda, they are
improper absent leave of court. “Any request for judicial notice must b2 made in a separate decument
listing the specific items for which notice is requested and must comply with rule 2.1358(c).” [Cal. R.
Gour, rule 3.1113(/).) The rule contemplates & jist of iters, not lengthy additional briefing. Any legal
argument should have been in the op a, , and raply memaoranda, not in the
req uests for judicial notice or other unauthorized memoranda. The rules requiring a separate document
for a request for judicial notice may not be used to circumvent the court's rules regarding page limits for
memeoranda. (Cal. R. Court, rule 3.1113[d).)

Hecuest for Separale Hegring re: Remedy

At hearing, RPIs" ceunsel requasted that the court s2t a separate hearing and allow further briefing if it
was inclined to confirm its tentative ruling. This requast is denied

A writ of mand ate shall issue ting R: dent's | of the Prcject and suspending any and all
activity pursuant o Respondent's apprcval cf the prcject until Respendent has fully complied with CEQA
requiremeants. (Puk. Res. Code § 211888

Pstitioner is fo submit a proposed Judgment within five (5) days. -

Judge Renald F. Frazier
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the underutilized site adjacent to the Church (Objective
1) and providing “a development complimentary to the
St. John Garabed Armenian Church that assists the
congregation with meeting their core values of a strong
community and caring for the elderly and disabled”
(Objective 2). CEQA Guidelines Section 15124 states, “[a]
clearly written statement of objectives will help the lead
agency develop a reasonable range of alternatives to
evaluate in the EIR. The statement of objectives should
include the underlying purpose of the project and may
discuss the project benefits.” The applicant does not
currently own any similarly sized undeveloped parcels
within the NCFUA Framework Plan area within walking
distance to the Church, and the applicant cannot
reasonably acquire, control, or otherwise have access to
a sufficiently sized alternative site within the community
given the limited number of undeveloped parcels within
the NCFUA Framework Plan. The NCFUA Framework
Plan area is largely built out to the south or consists of
undeveloped open space dedicated to habitat
restoration and agriculture or agriculture-related uses.
CEQA Guidelines Section 15126.6(a) notes there is no
ironclad rule governing the nature or scope of the
alternatives to be discussed other than the rule of
reason. This rule is described in CEQA Guidelines
Section 15126.6(f) and requires an EIR to set forth only
those alternatives necessary to foster informed
decision-making. As defined in CEQA Guidelines Section
15126.6(f), the rule of reason limits alternatives
analyzed to those that would avoid or substantially
lessen one or more of the significant effects of a project.
Of those alternatives, an EIR need examine in detail only
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the ones that the lead agency determines could feasibly
attain most of the basic objectives of the project. The
project would not result in any significant and
unavoidable impacts but would require mitigation to
address impacts to biological and historical resources,
including impacts to nesting birds, noise, and tribal
cultural resources. The alternatives evaluated include
Sensitive Nesting Bird Construction Impact Avoidance
(Alternative 2) and Construction Noise Impact Avoidance
(Alternative 3). Alternative 2 addresses construction
noise impacts to the adjacent sensitive nesting habitat
for birds while Alternative 3 addresses construction
noise to the adjacent residential use to the south.
Additionally, the applicant does not currently own any
similarly sized undeveloped parcels within the NCFUA
Community Plan Area, and the applicant cannot
reasonably acquire, control, or otherwise have access to
a sufficiently sized alternative site within the
community. Therefore, the off-site alternative was not
rejected solely on the fact that the alternative would not
meet project objectives, but also for the various reasons
previously discussed.

As explained above in this response, the alternatives
evaluated in the SEIR present "a reasonable range of
potentially feasible alternatives.” No set number of
alternatives is necessary to constitute a legally adequate
range of alternatives. Instead, the nature and scope of
the alternatives to be studied in an EIR is governed by
the rule of reason, which means that an EIR need only
discuss those alternatives necessary to permit a
reasoned choice in light of environmental
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02-60

02-61

considerations. The SEIR meets this standard, and the
requirements set forth in the CEQA Guidelines.

As discussed in RTC 02-59 and in SEIR Section 9.5, the
NCFUA Framework Plan area is largely built out to the
south or consists of undeveloped open space dedicated
to habitat restoration and agriculture or agriculture-
related uses. Any land available within the NCFUA
Framework Plan area would have similar or more
intense land use conflicts as compared to the project
site. Additionally, the applicant does not currently own
any similarly sized undeveloped parcels within the NCFUA
Community Plan Area, and the applicant cannot
reasonably acquire, control, or otherwise have access to
a sufficiently sized alternative site within the community.

The SEIR concluded the Assisted Living Facility would
result in potentially significant impacts associated with
biological resources, historical resources, noise, and
tribal cultural resources. The commenter is correct in
stating that, with the inclusion of mitigation, all
potentially significant impacts would be reduced to less
than significant. Alternative 2, Nesting Bird Construction
Noise Impact Avoidance, further reduces the
construction noise impact to nesting birds as compared
to the project. The Construction Noise Avoidance
Alternative further reduces construction-related noise
impacts. Given that there are no significant impacts
from the Project with mitigation, there are no significant
impacts to avoid beyond those already addressed by
mitigation. Further, as described in SEIR Section 5.1,
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02-64

02-65

02-66

02-67

Land Use, the Project would have less than significant
impacts related to land use.

See MR-1, Land Use and Zoning Consistency, for
information regarding consistency with Proposition A. The
commenter’s request the project not be approved is
noted, and no further response is required.

Comment noted. The City will notify the commenter of
all future project-related notices.

Comment noted. See RTCs 02-65 through 02-84
below for a response to the attachments mentioned
in this comment.

The comment is an introduction of the proposed project
and disclosure of documentation reviewed in relation to
the proposed project. The comment does not address
issues related to the adequacy of the SEIR; therefore, no
further response is required.

The comment is a disclosure of City’'s TSM guidelines
that were reviewed. The comment does not address the
adequacy or accuracy of the SEIR; therefore, no further
response is required.

The comment is a description of Tom Brohard's
education and experience. The comment does not
address the adequacy or accuracy of the SEIR; therefore,
no further response is required.
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02-69

02-70

The comment provides an introduction to comments to
follow regarding traffic. The comment does not address
the adequacy or accuracy of the SEIR; therefore, no
further response is required.

The access analysis, included as Appendix H.1, was
prepared in August 2021 using the TSM guidelines issued
in September 2020. The revised TSM guidelines were
issued on September 19, 2022, after the preparation of
the project's access analysis. Given the updated
guidelines are now available, the September 2020 TSM
was removed from the City's website. A copy of the
September 2020 TSM has been included in the
administrative record for this project, and references to it
have been incorporated into the access analysis (SEIR
Appendix H.1).

The Project Information Form is meant to provide
baseline information to begin the process of scoping the
VMT analysis and Local Mobility Analysis (LMA) for a
project requiring discretionary approval. Under the
City's TSM, it is not a requirement for the Project
Information Form to bear the stamp of a registered
traffic engineer (see Appendix A of Appendix H.1 of the
SEIR). Revisions to the VMT analysis and LMA were
reviewed and approved by City Staff.

Due to circumstances created by the COVID-19
pandemic, which resulted in a decreased number of
people on roadways, it was determined that it was
reasonable to use an ambient growth rate and apply it
to historic traffic volumes in preparation of the access
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analysis (see Appendix H.1). The access analysis was
conducted using the LOS metric, which includes capacity
analysis of roadway segments using average daily traffic
and vehicular delay estimated at intersections using
peak hour traffic volumes. The best available traffic
counts, from 2012 extracted from the St. John Garabed
Armenian Church Transportation Impact Study, were
scaled up to year 2021 levels in preparation of the access
analysis. The growth rate was determined by the annual
growth per year shown in the San Diego Association of
Governments (SANDAG) model between base year 2016
and future year 2025. Using this growth rate, the 2012
volumes were increased to estimated 2021 volumes.
Thus, the access analysis does not rely on outdated data,
but rather on reliable historical data appropriately
updated to reflect existing conditions in 2021, including
the Church as described in the 2014 Church EIR. This
approach is consistent with CEQA's rules for establishing
a baseline for analysis Pursuant to the TSM, traffic data is
used to establish “existing conditions” also referred to as
“pbaseline” (City of San Diego 2020).

The City's TSM provides the following statement
regarding traffic counts for a project located in Coastal
Overlay Zone (City of San Diego 2020): “For areas in the
Coastal Overlay Zone near the shoreline, major coastal
access routes, regional public parks, beaches or Mission
Bay the peak hours are during summer months (between
Memorial Day and Labor Day, when public schools are
not in session) and include weekdays and weekends
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during heaviest coastal visitation hours (typically late
morning and early afternoon), unless the project has no
potential to affect public access and an
alternate/additional study period is identified by City
Staff.”

As stated above, the objective of additional analysis for
projects situated within the Coastal Overlay Zone is not to
depict a worst-case limited scenario, but rather to
ascertain that a project does not obstruct access to the
coast. The El Camino Real project has no potential to
affect public access to the coast. Accordingly, the counts
and approach utilized in the access analysis satisfied the
requirements outlined in the TSM. City staff's
concurrence with the methodology of the access analysis
occurred when staff agreed it was adequate to be
included in the project’s draft environmental document.

The commenter provides daily trip volumes based on
the Institute of Transportation Engineers (ITE) Trip
Generation Manual.

As displayed in Appendix B of the City’s TSM, the
screening criteria and substantial evidence supporting
these criteria were created based on the SDMC Land
Development Code: Trip Generation Manual. Within the
City, projects carry out their trip generation calculations
in line with the City's standards or, in certain limited
scenarios, the SANDAG Trip Generation Manual. These
manuals have been developed and fine-tuned through a
regional effort to establish a threshold that mirrors the
socioeconomic patterns and travel behavior of the San
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Diego region. Employing the City's trip generation rate
allows for a direct comparison and is in agreement with
the substantial evidence included in the City's TSM.

Pursuant to CEQA Guidelines Section 15064.7, the lead
agency is authorized to establish thresholds of
significance for the purpose of evaluating a proposed
project’s potential environmental impacts based on
substantial evidence. ITE rates are not relevant to the
significance of a proposed project’s traffic impacts as
evaluated under the TSM except in the limited
circumstance that the City's Trip Generation Manual
does not provide rates for the project, which
circumstance does not apply to the Assisted Living
Facility Project. For the same reasons, the comment to
the effect that the Assisted Living Facility project is not
screened out from VMT analysis under the TSM because
the ITE trip generation rate would yield a project
average daily traffic that is above the 300-trip threshold
in the TSM is inaccurate, since the 300-trip threshold is
based on the City's trip generation rates, and the project
would generate 234 trips under the City's rates.

Using the City's trip generation rates, a detailed VMT
analysis would not be required per the screening criteria
threshold of 300 daily unadjusted driveway trips, as
illustrated in the City's TSM guidelines flow chart on
page 12 and VMT screening criteria on page 20 of the
TSM. Similarly, a Local Mobility Analysis (LMA) would be
required only if the project were inconsistent with the
community plan/zoning and exceeded the City's
screening criteria threshold of 500 daily unadjusted
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trips, as noted in the City’s TSM guidelines flowchart on
page 12 and LMA screening criteria on page 33.
Therefore, the comment letter's statement that a VMT
CEQA Analysis and LMA are required is inaccurate.

Based on the SDMC, the project’s parking requirements
are as follows:

e Congregate Care (Assisted Living) - 1 parking space per
3 beds (SDMC Section 142.0525, Table 142-05G) - 102
beds = 34 parking spaces

e Convalescent/Nursing - 1 parking stall per 3 beds
(SDMC Section 142.0525, Table 142-05C) - 20 beds =7
parking spaces

Utilizing these parking requirements, the project would
have a minimum requirement to provide 42 standard
parking spaces. As described in SEIR Section 3.3.2.4, the
project would provide 57 parking spaces, which is 15
more spaces than required by SDMC. Of those spaces,
six spaces would be designated for carpool, four would
be electric vehicle capable spaces, and three would be
accessible parking spaces. Therefore, the project would
provide sufficient parking, consistent with the

City's requirement.

Parking is not considered a CEQA impact. Nor does the
SEIR for the Assisted Living Facility reopen the analysis
of parking relating to the approved Church project,
which is an existing permitted activity properly
considered as part of the baseline under CEQA for
purposes of analyzing the Assisted Living Facility. As
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previously noted, under CEQA's guidelines for
subsequent environmental review, the baseline includes
the project described in the 2014 Church EIR, even if
portions of the Church project have not yet been
constructed, such as all of its required 175 parking
spaces. As described above, the Assisted Living Facility
would be consistent with the parking requirements
under the SDMC for an Assisted Living Facility.

The comment incorrectly states that the project
driveway was not previously evaluated as part of the
2014 Church EIR. Please refer to SEIR Section 5.8.3.3 for
a summary of analysis of the Church component's
impacts related to potentially hazardous traffic
conditions. Church-related traffic is part of baseline
existing conditions for the analysis of the Assisted Living
Facility component and were therefore analyzed
together. Please refer to SEIR Section 5.8.3.3.

An access analysis was performed and included as
Appendix H.1 of the SEIR. As described in Appendix
H.1, the access analysis included the addition of the
Assisted Living Facility component to the previously
approved Church project and the surrounding area. The
incremental increase from the Assisted Living Facility at
234 trips did not exceed the City's VMT screening
threshold.

The project does not propose a new driveway on El
Camino Real. Instead, it plans to use the existing
driveway that was already approved and currently
constructed along El Camino Real. Comments relating
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to the need for further analysis of traffic safety issues
relating to the Church driveway similarly relate to
baseline conditions. The Assisted Living Facility will
utilize the approved Church driveway, the design of
which was evaluated as part of that project, and which
is not proposed to be modified as part of the Assisted
Living Facility.

As summarized in Section 5.8.3.3 from the 2014
Church EIR, the location of the driveway for the Church
project along the curve of El Camino Real in
combination with the adjacent roadway speed led to
the conclusion that a full access driveway could not be
provided. Therefore, as required by the City, the
Church installed a raised median to prohibit left turns
in and out of the Church and proposed a 960-foot-long
acceleration lane with a 600-foot merge taper in the
northbound direction to allow exiting right-turning
vehicles to accelerate and merge into the through
travel lane adequately. Additionally, as a condition of
the project, the Church constructed a northbound,
140-foot-long exclusive right-turn lane with a 100-foot
taper at the Church driveway entrance. With these
improvements, which have already been completed,
impacts related to traffic hazards were determined to
be less than significant. This significance conclusion in
the 2014 Church EIR cannot be reopened to explore
whether the existing driveway design and the length of
the acceleration and right-turn lane created significant
safety impacts.
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02-76

02-77

02-78

As concluded in the 2014 Church EIR and SEIR, the
addition of the Assisted Living Facility component

would not create a hazardous design, and impacts
would be less than significant.

Per the City of San Diego Bicycle Master Plan (2013), El
Camino Real along the project frontage is identified
with existing Class Il bicycle lane facilities, which are in
place. The bicycle lane is configured to the left of the
right turn lane to not conflict with the right turn
movement into the project driveway.

The commenter is correct that some project traffic will
likely make U-turns at the signalized intersections of El
Camino Real/San Dieguito Road and El Camino Real/Sea
Country Lane. This comment does not address the
adequacy of the draft SEIR.

See also RTC 02-75.

The Access Analysis has accurately taken into account
the U-turns at both El Camino Real & San Dieguito Road
and El Camino Real & Sea Country Lane. For further
details, please refer to the graphics and Synchro reports
included in the Access Analysis (included as Appendix
H.1). Additionally, a queuing analysis, provided as
Attachment 2 to these RTCs, using the SimTraffic
Microsimulation model was conducted for the proposed
project. This analysis confirms that the 95th percentile
queue length during the study period does not exceed
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02-79

02-80

the available storage length, ensuring it does not
interfere with through traffic.

The commenter mentions accepted engineering
practices but does not provide specific design
standards, accident history, or any other relevant
engineering analysis. Therefore, this part of the
comment is acknowledged for reference; however, the
comment does not address the adequacy or accuracy of
the Draft SEIR, and no further response is required.

Please see RTC 02-71.

Emergency access to the project site was addressed in
SEIR Section 5.8.3.4. As discussed in the SEIR, access
to the Assisted Living Facility parcel would be via one
proposed right-in/right-out only driveway along El
Camino Real, which was constructed as part of the
church project. The fire access lane would start at the
Church access point from El Camino Real and end at
the Assisted Living Facility parking lot (Figure 3-3, Fire
Access Plan). Additionally, the Assisted Living Facility
would provide a hammerhead turnaround at the
entrance to the facility as well as an alternate t-turn
that would accommodate fire apparatuses. The
proposed project’s private access road and parking lot
would be constructed in accordance with SDMC
Sections 55.8701 and 55.8703, which outline the
requirements for fire apparatus access roads and
gates to ensure adequate emergency access within
the project site. Any required fire access roads
throughout the area are designed to meet County of
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02-81

02-82

02-83

02-84

San Diego Consolidated Fire Code, including 24-foot-
wide, unobstructed roadways, adequate parking,
turning radius, grade maximums, and roadside fuel
modification zones. As concluded in Section 5.8.3.4 of
the SEIR, the Assisted Living Facility would have
adequate emergency access.

Please also refer to MR-2, Wildfire Hazards and
Evacuation.

The comment is a conclusion stating that all issues and
items disclosed in previous sections be reanalyzed and
reevaluated. The comment does not raise an issue
related to the adequacy of any specific section or
analysis of the SEIR. No further response is required.

This comment includes the qualifications of the
commenter and a copy of the City’s TSM. The comment
does not raise an issue related to the adequacy of any
specific section or analysis of the SEIR. No further
response is required.

This comment includes an article about wildfire. The
comment does not raise an issue related to the
adequacy of any specific section or analysis of the SEIR.
No further response is required.

This comment includes a minute order for another
project. The comment does not raise an issue related to
the adequacy of any specific section or analysis of the
SEIR. No further response is required.
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e — prr—e Response to Comment Letter O3
lune 26, 2023 Friends of the San Dieguito River Valley
Email to DSDEAS& Sandiego.gov June 26' 2023
Sara Oshorn
P ; | ) . . .
LT e e M sy e e 03-1 The comment is an introduction and expresses
Sen Diege, G S2I0L general concerns to be described in more detail in
comments to follow. Please refer to Responses to
Comments (RTCs) below.
Subject: El Camino Real Assisted Living Facility Project Mumber 675732
Thank you for the oppartunity to comment on the Draft SEIR for the proposed El Camino Real Assisted . .
Living Facility. The Friends is a norrprofit organization that supports the San Dieguito River Park Concept 03-2 AS Shown in SEIR Table 5'1 -3' the prOJeCt WOUld be
Plan focusing on the River valley's natural resources, rural character and visual guality. The site for the consistent W|th the po”cies and Standards set forth in
propased projectisinone of the Park’s Focused Planning Areas (FPA):the Gonzales and La Zanja . . . L
Canyons Landscape Unit, a5 well as in the Narth City Future Urbanizing Area Framewark Plan (MCFUA). G3-1 the San DlegUItO R|Ver Park Concept Plan. Add|t|ona”y,
We understand the City will use this SEIR ta consider the discretionary permits required to approve the . . .
Assisted Living Facility project hecause it does not meet the City's underlying AR 1-1 zane that allows Where there IS a SUbStantIVE ConﬂICt between the
only low density single family housing. We are concerned that the project also does not meet either the provisions Of the Concept Plan and any C|ty regu|ation
River Park’s Concept Plan or the NCFUA Framework Plan “implementing Principles.” . . . .
_ or policy, the City regulation or policy shall take
Section 5.1 Land Use X .
precedence over the Concept Plan (City of San Diego
5.1-98 San Dieguito River Park Concept Plan .
o 2006). Please refer to MR-1, Land Use and Zoning
The last paragraph in this section is inaccurate. It states that the *...development standards of the R . . K .
Concept Plan are provided in Table 5.1-3 for informotiona! purposes onfy. Importantly where there is a COHSIStency, regard'ng What IS a”OWGd W|th|n the
substantive conflict between the provision of the Concept Plan and any City regulation or policy, the City R ' .
regulation or palicy shall take precedence aver the Concept Plan (City of San Diego 2006)."" The May 18, prOJeCt S Zonlng
2006 Repart to City Council in fact states “The City's purpose of the addendum is to establish that the
Concept Plan is to serve a5 a8 guiding document for regional park planning and park facilities in the FRA _ . . . .
IPark’s Focused Planning Area) and that its acknowledgement and acceptance by the City of San Diego pa-2 03'3 The comment dlsagrees W|th the descr|pt|on Of the
does not result in ary modification of exist\.ngjLirisdictionalboundaries, char.wge existing zaning or.la.nd Surrounding area. The Comment does nOt raise an iSSUe
use plans or add new development regulations.” In fact, approval of the Project depends on modifying
the existing zoning and land use plans. Again, the underlying zone AR 1-1 allow only single family related to the adequacy Of any Spec|f|c Sect|on or
housing unless the City approves a Conditional Use Permit which we feel is evidently supported without . . .
sufficient justificetion by the Draft EIR. analysis of the SEIR. No further response is required.
Table 5.1-3 Assisted Living Facility’s Consistency with the San Dieguito River Park Concept Plan
Page 5.1-99 The Analysis states that the proposed project would be “surrounded by existing 03-3 03-4 Please refer tO MR_1 ’ Land Use and Zonlng ConSIStency‘
development to the north, west and south...” Thisis not true. In fact the recently restored Lagoon
03-5 As described in SEIR Section 5.1.3.1, the Assisted Living
Facility would provide greater than the minimum 20-
foot setback from adjacent properties in accordance
with the zoning (AR-1-1). More specifically, the Assisted
El Camino Real Assisted Living Facility Project City of San Diego
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landscape extending from the mouth of the San Dieguito Lagoon at the Pacific Ccean eastward to El
Camina Real is directly to the west. This area provides hiking trails and views to the ocean: there is no
development; it is considered the “western gateway to the rivervalley " It includes a trail head with
parking for visitors and information about the Park. To the north there are two churches: one is two
stories tall and the second has a dame/steeple (not a third floor) that is outlined by views of and toward
the San Dieguito River Valley. To the south there is OMLY low density single family housing. “Surrounded
by existing development” is an inaccurate description of the area.

Further, the statement that the project is “consistent with the underlying AR-1-1 Zone and is therefore
consistent with existing development in the area” is not accurate. Development of a three story 40 ft
high, 105,568 sf building with 105 rooms and supporting amenities is NOT consistent with either the
zone or the existing adjecent 2-story low density single family housing. The San Diego Municipal Code
reads: “The purpose of the AR (Agricultural—Residential Zones) is to accommodate a wide range of
agricultural uses while also permitting the cevefopment of single dwefing unit homes at a very low
density. " The project is OMLY possible if the City's approwes of a number of discretionany permits, e g
CUP Amendments, an Uncodified CUP Ordinance, S0P Amendment and MUP in order to override the
provisions of the Concept Flan put in place by the City of San Diego “... that ensurethe presersation of
the San Dieguito River Valley's sensitive resources, rural character and visual quality and to providethe
cancept or “framewark” for the creation of future open space recreational amenities within the
planning ares.”

Assisted Living Facility's Consistency with the 5an Dieguito River Park Concept Plan Table5.1-3, on page
5.1-108, the Recommended Standard column reads:

“Structures located within the view of the FPA should be generally low in profile and utilize upper story
sethacks so as not to bevisually prominent as viewed from within the valley flaor. In highly visible
areas, the building height should not exceed a basic limit of 15 feet. . except for an area limited to 20
percent of the total floor area which may exceed the basic height limit of 15 feet up to a maximum of 30
feet. Under no circumstances shall structures be greater than 30 feet in height at any point of the
structure measured fram natural existing grade.” The SEIR's Analysis calumn admits that “The proposed
project would have a height of 40 fest but also states that “the proposed structure is located behind
churches and would notbe highly visible fram the valley floar” and is therefore consistent with the
Concept Plan. This is not true. Further the SEIR claims that "where there is a substantive conflict
between the provisions of the Concept Plan and any City regulation ar policy shall take precedence..”

NCFUA Plan and the Municipal Codewhen it considering discretionary permits.

Page5.1-113, Significance of Impact, line 7 reads

“The Assisted Living Facility is considered to be consistent with the General Plan and MCFUA Fram ework
Flan and therefore, impacts as they relate to Issuel "Would the project result in a conflict with the
environmental goals, objectives and recommendation of the community plan in which it is located? For

03-3

Cont.

0:3-4

035

0:3-6

Page 2 of b in Comment Letter 03

03-6

Living Facility is providing setbacks of 45 feet (north side
yard), 187 feet 7 inches (back), 30 feet (south side yard),
and 63 feet 9 inches (front), which would allow for the
increased height of 40 feet per San Diego Municipal
Code (SDMC) Section 131.0344. As further discussed in
the SEIR, despite the identified inconsistency between
the proposed project and the Concept Plan due to the
height of the building, the City's adopting resolution of
the Concept Plan (Resolution Number R-301582) states
that “where there is a substantive conflict between the
provisions of the Concept Plan and any City regulation
or policy, the City regulation or policy shall take
precedence over the Concept Plan” (City of San Diego
2006).

The project is consistent with North City Future
Urbanizing Area (NCFUA) Framework Plan development
Alternative 3, which allows for development pursuant to
Conditional Use Permit regulations “provided that the
conditional uses are natural resource dependent, non-
urban in character and scale, or are of an interim nature
which would not result in an irrevocable commitment of
the land precluding future uses” (City of San Diego
1992). The Assisted Living Facility has been designed to
be non-urban in character and scale and is consistent
with the applicable NCFUA Framework Plan policies.
Please also see RTC 03-5 for discussion regarding SDMC
precedence over the NCFUA Framework Plan.
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this area, the MCFUA Framewark Plan functions as the community plan.  ._this plan is discussed below
and the impacts are considered to be less than significant. * These statem ents are not accurate. First the
Municipal Code for the A-1-1 zonelimits the uses on this praperty to very low density housing and the
MCFUA Framewark Plan pages 71-72 states:

“These regulations apply to development adjacent to significant natural areas such as the environmental
tier, other significant topographic feature, and the San Dieguito River Valley Regional Open Space Park
Facused Planning Area.

Section 4.10e The development pattern in hillside areas should be designed so that structures do not
stand out prominently when seen fram a distance.

Bection 4 101 Structures lacated within view of the park, within 200 feet vertically and 50 feet
horizontally of a ridgeling, shall be set back and be low in profile so as not to be visually prominent from
the future park.

4100 Rooflines shall vary in angle and height to provide a changing profile.”

Again there is no validity that the Project takes precedence over the Concept Plan and is cansistent with
the NCFUA Framework Plan related to structure, height limitations or any other provisions of the
Concept Plan. The City decision-makers will determines what is consistent, or not, with the Concept Plan
and the Framewark Plan. We feel this must be darified in the SEIR.

Page5.1-113 SIGNIFIGANCE OF IMPACT

This section says “with approval of the (various discretionary permits)...the Assisted Living Facility would
be consistent with the underlying AR-1-1." Therefore, the SEIR continues, the impact of the projectis
considered to be “less than significant.” The SEIR fails to inform readers of the projedt’s impact even if
the discretionany permits are approved. Thisis a serious omission and fails to meet the purpose of an
EIR to identify the significant effects of a project on the environment. One of the mare blatant sentences
in this section, on page 5.1-20 is the statement * .. the building design and site plan of the Assisted Living
Facility would be consistentin bulk and scaleto (the)surrounding development™ In fact the
surraunding development is low density single family housing, the 5an Dieewito River Park with restared
wetlands and natural camyons for hiking and biking and a two-story church. The building of a three story,
105,568 =f facility [twice as big as the existing church building with the 90 foot dome] in this area would
have a significant impact. And there are no other three story buildings in the planning area. The Assisted
Living three-story project would be the first, setting a risky precedent for future development proposals
in the River Park’s 14 landscape units beginning at the Pacific Ocean going all the way east to Vulcan
Mountain in the Julian area.

On page 5.1-115

The 5EIR suggests that the projec would allow for “a reasonable accammaodation to afford disabled
persansthe equal appartunity to use and enjoy a dwelling”™ Meither the current zoning, the Cancept

4
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03-7

03-8

03-9

Please refer to Response to Comment MR-1, Land Use
and Zoning Consistency and 11-10 regarding the
project’s consistency with the surrounding area.

Please refer to MR-1, Land Use and Zoning Consistency.
Regarding the statement that a two-story project would
be possible, an Economic Alternatives Analysis was
prepared to analyze the economic feasibility of the
proposed alternatives, included as Attachment 1 of
these responses to comments. As concluded in the
review of the study, any alternative that would result in
fewer units than what is proposed was considered
financially infeasible. Therefore, the Reduced Height
Alternative was rejected from further analysis as it is not
economically feasible and would not reduce
environmental impacts as the proposed Assisted Living
Facility would not result in a significant impact under
CEQA associated with height, through compliance with
code (see Section 9.5.4 of the SEIR for details).

The City's CEQA Significance Determination Thresholds
for visual impacts are described under SEIR Section
5.9.3. For clarification, the Church project and the
Assisted Living Facility component were both
determined to have less-than-significant impacts related
to obstruction of a public scenic vista. As described
under SEIR Section 5.9.3.1, the NCFUA Framework Plan
identifies the project site as an area of Medium Scenic
Value, with the nearby San Dieguito Lagoon and
Gonzales Canyon designated as High Scenic Value.
Major public vantage points with views across the
project site area to these scenic resources continue to
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Han nor the NCFUA Framework Plan eliminate that opportunity. For instance, a two story project would
be possible. See Alternatives discussion further down.

5.9 Visual Effects and neighborhood Character

In the SEIR’s Table ES-2 Public Scenic Vista Obstruction is determined to be Less than significant. The
project site is surrounded on three sides by the River Park’s walking, hiking and horseback riding trails.
These include the Dust Devil Trail immediately to the west and the Gonzales Canyon and Los Penaguitos
Canyon Reserve trails immediately to the East. The three story 100,000 square foot project would stand
cut in the landscape. To suggest in the same Table that “Due to the ,_height of the Church dome (50
feet) impacts are considered to be significant and unavoidable” because it is shorter than the Church
dome is meaningless. Church steeples/ domes are unigue religious structures that do not obstruct
vistas, certainly not in @ way similar to large three story buildings. It is a flawed comparison. Areweto
assume that all buildings on this property under 90 feet, e.g. four or five story buildings will now be
wnsidered a “less than significant impact”?

Figure 5.9-37 The graphic of the landscape with the project’s outline at the far right (see below), is
misleading. The Senior Assisted Living project appears blended into the background when in fact it is
twice as large as the Church on the left and a story higher than the buildings on the lower right or the
single family homes behind it. We feel this graphic is deceptive and inappropriately included as part of
the Visual Effects and Neighborhood Character review process.

We would also point out that this project would be the first and only three story development in this
Park’s Focused Planning area. This would be a stunning departure from other buildings in the River

03-8
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03-12

consist of Interstate 5, Overlook Park, El Camino Real,
Gonzales Canyon trails, and San Dieguito Lagoon area
trails (including the Dust Devil Loop trails). Potential
impacts to the existing quality of views to and across the
site were examined through the lens of key public views
(i.e., Views 1 through 6; Figure 5.9-1). As concluded in SEIR
Section 5.9.3.1, views of public scenic resources would
not be significantly impacted due to distance,
consistency of character with surrounding development,
existing and proposed landscaping, and the height of
the Church in proximity to the project. As described in
SEIR Section 1, the SEIR evaluates the changes to the
project with the addition of the Assisted Living Facility
component, given that the Church project has already
been approved. The significant visual impact from the
Church project was addressed in the 2014 Church EIR
and approved as part of the 2014 Church Project.

Information about the size and scale of the Assisted
Living Facility are included in the SEIR. The Assisted
Living Facility would be three stories and 40 feet tall. As
discussed in Chapter 5.9.3 of the SEIR, the Assisted Living
Facility is consistent with height and bulk regulations
and would not create strong scale and mass contrasts
with surrounding development. Please also refer to
Figure 3-2, Project Rendering, for additional perspective
renderings of the project.

Please refer to RTC O3-5.

As described in the SEIR, the CEQA Guidelines specify
that an EIR should (1) identify alternatives that were
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Park’s Gonzales and La Zanja Canyons Focused Planning Area and set a damaging precedentinconsistent
with the River Park’s goals, objectives and developmert standards in the River Valley Park as well as the
Morth City Future Urbanizing Area Framework Plan.

CHAPTER S-ALTERMATIVES

054 4™ ine: “Although various NOP comments expressed concern regarding the height of the
proposed Assisted Living Facility, because the Assisted Living Fadlity would be consistent with the AR-1-
1 zoning, which allows for an increase in height when setbacks are increased, the proposed Assisted
Livirg Facility would not result in a significant impact under CECLA associsted with height, through
mmpliancewith code..(and) due to highest of construction...the recuced number of units...the reduced
rumber of units {developedjunder the Reduced Height Alternative would not be feasible.”

Thisis 8 non-seguential statement. “CEQA reguires state and local government agencies to inform
decision makers and the public abaut potential ervironmental impacts of proposed project and to
reduce those environment impadcts to the extent feasible. Must makefindings, where significant
environmental effects remain after the adoption of mitigation measure, the Lead Agency must make
detailed findings, based on substantial evidence, regarding the feasibility of alternatives that waould
avoid or substantially lessen the effects.” The draft EIR has no analysis of why a reduced height was not
feasible ather than to say “would not be feasible” due to the high cost of canstruction and the reduced
rumber of units under aperation”

Further, the statement that Alterative 1-No project/Mo Build Alternative the project site would not be
developed and. would remain in its present condition, consisting of a vacant graded pad and adjacent
open space does not seem likely. Anather projed more suited to the area could certainly be sugeested.
A three story building that does not meet the City’s Municipal Code requirements and violates the River
Walley Concept Plan and the Morth City Urbanizing Area Framewark Plan is not the onhy option.

Ann Gardner, Board Member

Friends of theSan Dieguito River Valley

CC: City Council Member loe LaCava (District One)

City Council Member Marni vonWilpert (District Five)

03-11
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03-13

considered by the lead agency but were eliminated from
detailed consideration because they were determined
to be infeasible during the scoping process, and (2)
briefly explain the reasons underlying the lead agency’s
determination (14 CCR 15126.6[c]). Among the factors
that may be used to eliminate alternatives from detailed
consideration in an EIR are (1) failure to meet most of
the basic project objectives; (2) infeasibility; or (3)
inability to avoid significant environmental impacts. As
described in SEIR Section 9.5.4, and the Economic
Alternatives Analysis conducted for the project, the
reduced height alternative would not only be
economically infeasible due to the reduced number of
units, but also would not substantially reduce a
significant impact of the Assisted Living Facility because
the Assisted Living Facility would not result in a
significant environmental impact related to height.

CEQA Guidelines, Section 15126.6(e), requires that an
EIR evaluate a “no project” alternative. The SEIR did
evaluate other options for the Assisted Living Facility
parcel; however, these alternatives were rejected.
Please refer to SEIR Section 9.5 for additional details.
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From: Szymanski Jeffrey <JSay gav> an behalf of BSD EAS
<DSCEAS@sandiega gavs

Sent: Thursday, June 15, 2022 12:21 PM

To: Szymanski Jeffrey

Subject: F¥: [EXTERMAL] EI Carning Real Assisted Living Facility/ 675732

From: Courtney Tanner <courtneyanntanner@grailcorm>
Sent: Thursday, May 25, 2023 1:35 PM
To: D50 EAS <050EAS@sandiego.gowe
Subject: [EXTERMAL] El Camina Real Assisted Living Facilityf T5732

**Thisemail came from an external source. Be cautious about clicking on any links in this ermail oropening
attachments.**

RE: Subsequent Envircnmental Impact Report for El Caming Real Assisted Living Facility) Project Mo, 675732
Dear City of San Diege,

Baszed on the Subsequent Environmental Impact Report (EIR) for El Camine Real Assisted Living Facility)
Project Mo, 675732 Istrongly urge vou to wote N on this development. This repert clearly concludes this
development "would result in significant environmental impacts". Mo mitigation measuras will stop this
develepment from destroying cur natural rescurces and community!

The City needs to consider the full impact this Assisted Living Facility will have on cur community. This
development WILL physically divide an established community.

Qutlined below ara the key reasons this development is not right for our community,
PLEASE VOTE MO on PROJECT. 675732/ EL CAMINO ASSISTED LIVING FACILITY
Thanks for your time and review,

Courtney Tanner

B58-531-1077

IBAFFIC/TRANSPORTATION:

« This Assisted Living development is being treated a= a separate entity for the traffic categony,
conveniently, but multiple buildings are already approved for this church development, which are all
being accessed by the SAME entrance and exit, one way in, one way out. The church can
23t 350 people and three accessary buildings are also listed in plansto construct...where can all these cars
park and enterfexit safely?

« The Assisted Living Facility parcelwil only have 57 total parking spaces - what happensevery Sundsy during
church service and parking for 250 people, plusthe Assiste Living Facility residence, staff, and vistitar?

1

Comment Letter 11

111

11-2

11-1

11-2

11-3

11-4

11-5

Response to Comment Letter 11

Courtney Tanner
May 25, 2023

The comment expresses opposition for the proposed
project and is an introduction to the comments that
follow. The comment does not raise an issue related to
the adequacy of any specific section or analysis of the
SEIR. No further response is required.

Please see MR-2, Wildfire Hazards and Evacuation, and
Responses to Comments (RTCs) O2-72 and 02-75.

Please see RTC O2-75.

It is correct that the project’s right-in/right-out access
would require vehicles to make U-turns at adjacent
intersections. The access analysis (Appendix H.1 of the
SEIR) analyzed the addition of project traffic to existing
and forecasted traffic volumes at the El Camino
Real/San Dieguito Road and El Camino Real/Sea Country
Lane intersections, including the U-turns (see Figures
3.2,3.3,6.6,6.7, 7.3, and 7.4 of the Access Analysis
included as Appendix H.1). As shown in the intersection
analysis of without and with project conditions in the
Access Analysis, the intersections along El Camino Real
operate at level of service D or better, which is
considered an acceptable operating condition.

The project site is zoned as Agricultural Residential (AR-1-1)
and designated in the General Plan as Residential and
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»  Access tothe Assisted Living Facility parcel would be provided via cne right-ingright-cut enly driveway
aleng ElCaminz Real and an ingressfegress access easement through the Church parcel to the nerth,

+ The Assisted Living Facility's emergency access route would be provided through the same site access
a= described above. Emergency wehicles would enter the site via El Camine Real and travel south to the
Assisted Living Facility access point.

« This entrance is at the bottom of the (EL Caminc Real) hill and in the middle of the blind curve. Pecple
that don't live here have no idea that this road is like a freeway. Cars are going an average speed of
&#0mph heading Morth and is dangercus for cars trying to enterfexit this Church campus on a blind
wne,

» There have been 13 collisicns during the last five years, invelving head—cns, high speeds, bicyclists,
and influenced drivers, that's abowe average. El Caming Real aleng this downhill curve is used daily by
bikars,who's safety risk will greatly increass with hundreds of cars trving to access this sharp
entrance. Again, very dangerous for our community and safety of residents.

» The cther issue, thers is MOWHERE to turn into this churchfassisted living development if coming frem
the north (via de La valle), The QMUY WAY to get to their entrance is by making a L-TURM atour
traffic light (Sea Ccuntry Rd), and if vou are coming frem the scuth, vou will have to make a UHturn at
tha San Dieguite Rd/ElCaming Real stop light to go southbound .

« Emergency wehicles don't have direct access to this facility, being LANDLOCKED, again if coming from
the north (Via de La Valle} they weuld have to UHurn at cur entrance [Sea Country Rd intersection).

AGRICUITURAL RESOURCES!ENVIROMENTAL TMPACT;

«  Thizdevelopment is lecated in the sensitive San Disguite River valley, a natural ecclegical and wikdlife
preserve, This weuld disrupt the sensitive wildlife and envirenment that we live in. Qur community has
been zaned for LOW-DEMSITY RESIDEMTIAL USE OMLY... A 3-story, 4t tall, 105 dwelling units with
122-bads, does MAT fall under low density" residential use

« The impacts woukd be devastating to our community, surrcunding area, and goes against cur
community plan!

« Thisland is used for a bre=ding ground for the California horned lark (Species of Special Concernl,
vyellow warbler (Speries of Spacial Concern), least Bell's vireo [Federal and State listed as endangered,
MECP-covered species), and white-tailed kite (CDFW Protected and Fully Protected Species)

N Two spacnal status bird species were directly chserved within the study area during a field

Califernia gnatcatcher and yellow warbler: both birds are a fully pretected species

. The Assisted Living Facility would result in significant indirect impacts (Impact B10-1) to the following
special- status birds: Califernia horned lark (Species of Special Concemn ), vellow warbler (Species of
Special Concerny, least Bell's virec (federally and state-listed as endangered, M5CP-covered species),
and white-tailed kite (CDFW Protected and Fully Protected Species) nesting.

+ Fossible archasological/paleontoligical material may be buried on this land. Tribal cultural resources
have bean found in adjacent land plat.

LAHD USE/ ZONIMG:

« They are proposing a 105,568 5F, three—story facility, 40t tall that covers 70% of the parcel, which is
well cver the maximum allowable structure per the zoning requirements. The lot is zoned for

AGRICULTURE -LOW DEMSITY SIMGLE DWELLIMNG RESIDENTIAL OMLY, [AR-1-1)

+ They are trying to change the zoning on this parcel, which will require a zoning change and
amendments

+ The project site is designated as Residential and Park, Open Space and Recreaticn in the General Plan's
Land Use Element. In addition, the project is located within the northwestern extent of the Morth City
Future Urbanizing Area [MCFIMA ) Frameweork Plan, The project site is lecated in Subarea T of the
WZFUA Framework Plan and within the Coastal Zone Boundary (City of San Diego 1992), According to
the Land Use slament of the MZFUA Framewark Plan, the site is designated as Very-Low Density

idential and Envi ITier
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Park, Open Space and Recreation. As discussed in SEIR
Section 3.5, Discretionary Actions, a Conditional Use
Permit (CUP) Amendment would allow the proposed
Assisted Living Facility in the AR-1-1 zone, and an
Uncodified CUP Ordinance would allow development of a
nursing facility with a CUP in the AR-1-1 zone and within
Proposition A lands Please also see MR-1, Land Use and
Zoning Consistency.

As described in Chapter 3, Project Description, and
Section 5.4, Biological Resources, with implementation
of Mitigation Measures, Project Design Features, and
Compliance Measures, impacts to biological resources
would be less than significant.

This comment raises concerns about the impacts to the
following nesting special-status birds: California horned
lark (Eremophila alpestris actia; Species of Special
Concern), yellow warbler (Setophaga petechia; Species of
Special Concern), least Bell's vireo (Vireo bellii pusillus;
federally and state-listed as endangered, Multiple
Species Conservation Plan [MSCP] covered species), and
white-tailed kite (Elanus leucurus; California Department
of Fish and Wildlife [CDFW] Protected and Fully
Protected Species). As discussed in SEIR Section 5.4,
Biological Resources, potentially significant indirect
impacts (Impact BIO-1) to these nesting special-status
birds would be mitigated to below a level of significance
through MM-BIO-1, resource protections during
construction, and MM-BIO-2, avoidance of special-status
avian species.
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« Zoning for the project site is currently designated by the City as Agricultural-Residential (AR-1-1}. Staff
determined that nursing facilities are not permitted in agricultural zones on Proposition A
Lands pursuant to SDML Section 141.0413(a).

«  This Assisted Living Facility is for PROFIT by a private medical company, this is MJT for Affordabla
Housing te help Senicrs, unfortunately, The propased 105 unitswould include 87 assisted living units and 18
memary care units. A total of 124 bedswould be provided, including 104 assisted living bedsand 20 memaory
«are heds. The assisted living unit would include 15 studios, 55 ane-bedroam units, and 17 two-bedroom units.

« This Proposed Facility does MOT fit in cur Sommunity plan, and is too DEMSE and OVERSIZED for this
parcel of land

«  Zening for the project site is currently designated by the City of San Diego's Municipal Code (5DMC) as
AR-1-1. Under Section 1310331 of SDME (see Table 131-03C), the standard structure height limit
within tha AR-1-1 zone is 30 fest; howsver they want to build a 4t tall structure

« Deveveloppment will excesd the allowed height or bulk regulations, and this sxcess results in a
substantial view blockage from a public viewing; "extensive’ view blockage from neighboring
iesidential community

FIRE HAZARD /SAFETY:

« This proposed development would be LANDLOCKED with only one way inand out, using the zame
entrancefexit of the church off El Caming Real. The oversized facility being proposed weould be backed
upto a canyen that is at extreme risk of WILDFIRE with only ene way cut.

EROXTHITY:
« 401t height, lceming over adjacent homes,
HOTSE! CONSTRUCTION:

« Tobuild this structure i= going to be a significant impact fer ALL, especially these living near this
development, The construction noise dirt, dust, disturbing cur community for the duration of
construction.. We weuld not have a quist, peaceful community anymere.

» Construction noise levels would excesd the City's adopted Meise Ordinance, San Diege Municipal Code,
Saction 5.9.5.0404

«  Ambiant Moise Increase

« Light pollution from the 24(7 parking lot lights.

« Ambulance, emergency vehicles will b2 on the rise and mare frequent with this development

1 11-5
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Paleontological monitoring is required by City
regulations for projects that exceed certain thresholds.
As described in SEIR Section 3.7, Paleontological
Resources, the Assisted Living Facility's grading activity
would exceed the 1,000 cubic yard threshold for
excavation within a moderate resource potential
geologic unit, the Assisted Living Facility is subject to
the grading ordinance (San Diego Municipal Code
Section 142.0151) and the requirement for
paleontological monitoring, which would be made a
condition of approval, per Compliance Measure (CM)
PAL-1 Per CM-PAL-1, if paleontological resources are
discovered during grading, all grading in the area of
discovery shall cease until a qualified paleontological
monitor has observed the discovery, and the discovery
has been recovered in accordance with the General
Grading Guidelines for Paleontological Resources.

As described in SEIR Section 5.11, Tribal Cultural
Resources, the Assisted Living Facility parcel area of
potential effect does not contain any known resources
that are considered a significant cultural resource under
CEQA (C14 CCR 15064.5) or under cultural guidelines for
the City. With implementation of MM-CUL-1, which
requires a qualified archaeological monitor and Native
American monitor to monitor areas with potential to yield
subsurface archaeological resources, tribal cultural
resource impacts would be less than significant. In
addition, the City sent Assembly Bill 52 consultation
notices on June 10, 2022, to tribes that are traditionally
and culturally affiliated with the project area and have
requested notifications. No response was received, and
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consultation was closed on July 11, 2022. Overall, there
are no known significant tribal cultural resources on the
project site.

This comment asserts that the project is inconsistent
with the existing zoning requirements. As described in
SEIR Section 5.1, Land Use, the Assisted Living Facility
would be consistent with the AR-1-1 zoning, which
requires minimum 10-acre lots and establishes a
maximum structure height of 30 feet, a minimum side
yard setback of 20 feet, and a minimum rear yard
setback of 25 feet. Included in these zoning regulations
is an allowance to increase building height when
setbacks are increased; this is not a discretionary action
or a deviation, as it is allowed by the zoning ordinance.
Because the project would provide greater than the
minimum 20-foot setback from adjacent properties in
accordance with the zoning (AR-1-1), the proposed
structure is allowable per the zoning requirements.

Additionally, the maximum lot coverage for AR-1-1 is
10%. As discussed in SEIR Section 5.1.3, the lot coverage
of the project site would be 10%, consistent with the
AR-1-1 zone.

Adoption of the uncodified ordinance, a component of
the project, would make the project consistent with the
underlying zoning by exempting the project from San
Diego Municipal Code (SDMC) Section 141.0413(a).
Therefore, the Assisted Living Facility would be
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consistent with the existing zoning framework and
would not require a zone change.

This comment describes the existing land use
designation of the project site. The comment states
that the project site is designated as Residential and
Park, Open Space and Recreation in the General
Plan’s Land Use Element and is designated as Very
Low-Density Residential and Environmental Tier in the
North City Future Urbanizing Area (NCFUA)
Framework Plan. These designations are correct, and,
as discussed in SEIR Section 5.1.3, the project would
not conflict with the General Plan or the NCFUA
Framework Plan (see SEIR Section 5.1.3.1 for details).
The proposed Assisted Living Facility would be limited
to the disturbed area of the site and the Multi-Habitat
Planning Area (MHPA) (Environmental Tier) would be
preserved by a Covenant of Easement. In addition, as
shown in Table 5.1-1, the Assisted Living Facility
would be consistent with all applicable goals and
policies contained within the City's 2008 General Plan.
This comment further states that nursing facilities are
not permitted in agriculture zones on Proposition A
lands pursuant to SDMC Section 141.0413(a). Please
also see MR-1, Land Use and Zoning Consistency.

This comment argues that the proposed project is not
affordable housing and would not fit in the
Community Plan.

The comment correctly describes the number of beds
proposed under the project. As described in SEIR
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Section 5.1.3, the Assisted Living Facility is consistent
with the AR-1-1 zone. Per SEIR Section 3.3.2.1, the
Assisted Living Facility would provide greater than the
minimum 20-foot setback from adjacent properties in
accordance with the zoning (AR-1-1). More specifically,
the Assisted Living Facility is providing setbacks of 45
feet (north side yard), 187 feet 7 inches (back), 30 feet
(south side yard), and 63 feet 9 inches (front), which
would allow for the increased height of 40 feet per
SDMC 131.0344. The Assisted Living Facility would not
exceed 40 feet in height and would be consistent with
the applicable AR-1-1 development regulations of the
SDMC, given the increased setback of 20 feet. According
to SDMC Section 131.0331, Table 131-03C, the
maximum lot coverage for AR-1-1is 10%. The lot
coverage of the Assisted Living Facility would be 10%,
consistent with the AR-1-1 zone. Through compliance
with those AR-1-1 zone requirements, the building
design and site plan of the Assisted Living Facility would
be non-urban in character and consistent in bulk and
scale to surrounding development. Lastly, as a
clarification, the Assisted Living Facility is within an area
that is not covered by a typical community plan but is
located within the NCFUA Framework Plan. The
Framework Plan does not require deed-restricted
affordable units. As described in SEIR Section 5.1.3, the
Assisted Living Facility would be consistent with the
NCFUA Framework Plan because the project is non-
urban in character and would not require a phase shift
and a citywide vote.
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This comment raises concerns about the project
exceeding the height for the existing AR-1-1 zone's
standard height limit in the SDMC. The commenter
expresses concerns relating to aesthetics and view
blockage from the neighboring residential community.
As discussed in SEIR Section 3.3.2.1, Building and Site
Design, an additional 10 feet of building height is
allowed per each 10 feet increase of setbacks per SDMC
131.0344. The project would provide greater than the
minimum 20-foot setback from adjacent properties in
accordance with the zoning (AR-1-1). The project is
providing setbacks of 45 feet (north side yard), 187 feet
7 inches (back), 30 feet (south side yard), and 63 feet 9
inches (front), which would allow for the increased
height of 40 feet per SDMC 131.0344. Private views from
residential communities are not protected under CEQA
and impacts to the same are not considered
“environmental impacts” under CEQA. As described in
SEIR Section 5.9, Visual Effects, the Assisted Living
Facility would result in less-than-significant impacts
related to public scenic vista obstructions.

This comment expresses concern with the wildfire
hazard of having only one way in and out of the site. A
Fire Fuel Loading Modeling Report (FFLMR) was
prepared for the project, included in the SEIR as
Appendix O. As described in the FFLMR, the entire
Assisted Living Facility site will be maintained in a
condition that will consist of an irrigated landscape area
along with a paved hardscape development area
surrounding all sides of the building to the property
line/MHPA line or 100 feet from the structure. The
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FFLMR provides both City and state fire and building
code required elements for construction, as well as
enhanced, City and state alternative compliance
measures along the eastern side of the structure where
non-conforming Brush Management Zones occur
adjacent to the MHPA. With the implementation of the
alternative compliance requirements outlined in the
FFLMR, the Assisted Living Facility is expected to reduce
risks to future occupants of the Assisted Living Facility
and would not exacerbate wildfire risks.

Additionally, project site access, including road widths
and connectivity, will meet the City code requirements
and be consistent with the 2022 CFC. The project access
road will comply with all fire apparatus access road
standards set forth in CFC Section 503. The access roads
will be designed to accommodate a 75,000-pound
minimum imposed load of fire apparatus and shall be
surfaced to provide all-weather capabilities. The fire
apparatus access road shall have an unobstructed width
of no less than 20 feet exclusive of shoulders and have
an unobstructed vertical clearance of 13 feet and 6
inches (CFC Section 503.2.1).

With implementation of the requirements outlined in the
FFLMR, wildfire impacts would be less than significant,
and the project would have adequate emergency
access. Please also see MR-2, Wildfire Hazards and
Evacuation, and RTC 02-47.
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This comment states the building height and setbacks.
Please refer to RTC I1-11.

This comment expresses concern with the proposed
project's construction and noise impacts. The comment
states that construction noise impacts would exceed the
noise levels in the City's adopted Noise Ordinance, SDMC
59.5.0404. As described in SEIR Section 5.10, Noise, due
to the proximity of the construction activities to nearby
residences, construction noise levels would potentially
exceed the City's construction noise threshold of 75 A-
weighted decibel (dBA) equivalent noise level. However,
implementation of MM-NOI-1 would yield a minimum of
10 dBA in construction noise reduction during the
grading phase of the project. Per MM-NOI-1, construction
noise impacts would be mitigated fully using a
combination of the following measures: administrative
controls (e.g., reduce operating time of equipment and/or
prohibit usage of equipment type[s] within certain
distances to the nearest receiving occupied off-site
property), engineering controls (change equipment
operating parameters [speed, capacity, etc.] or install
features or elements that otherwise reduce equipment
noise emission [e.g., upgrade engine exhaust mufflers]),
and installation noise abatement on the site’s southern
boundary fencing in the form of sound blankets having a
minimum sound transmission class of 20 or comparably
performing temporary solid barriers. To minimize dust
impacts, CM-AIR-1 requires the project to comply with the
San Diego Air Pollution Control District Rule 55, Fugitive
Dust Control. This includes watering the site during
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grading activities twice a day and reducing vehicle speed
on unpaved roads to 15 miles per hour.

In addition, no significant operational noise impacts are
expected as a result of the project; the project is a low-
intensity use. Project traffic to the roadway network
would result in a noise increase of less than 3 decibels,
which is not a noticeable change for the average healthy
human ear. Operation of stationary sources (air-
conditioning, rooftop HVAC units, and the on-site outdoor
transformer) would result in less-than-significant noise
impacts at Stallion’s Crossing, the nearest residential
receptor. As concluded in SEIR Section 5.10, Noise, noise
impacts would be less than significant. Please also see
RTC 02-42 regarding MM-NOI-1.

This comment notes concern for light pollution from the
24/7 parking lot lights. Potential impacts to light/glare
associated with project lighting are addressed in SEIR
Section 5.9, Visual Effects. All lighting would be directed
downward, shielded, of the minimum intensity to ensure
adequate illumination and safety, and would comply with
the City's Outdoor Lighting Regulations. Additionally,
development on the Assisted Living Facility parcel would
be setback from the adjacent MHPA line and Stallion’s
Crossing residential development, and these uses would
be buffered from developed facility features (e.g.,
pathways, gardens, courtyards) by landscaping. As such,
impacts related to light generated by the Assisted Living
Facility would be less than significant.
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This comment notes concern for the rise in frequency of
emergency vehicles because of the project. The number
of emergency vehicles anticipated with the project is not
a CEQA issue. Additionally, the comment does not
address an inadequacy or deficiency in the EIR analysis.
As described in SEIR Section 7.8, Public Services and
Utilities, the project would not result in a substantial
increase in population, as the project serves residents
already living in the region. These residents already
generate emergency vehicle trips. Therefore, the project
would not result in a significant increase in the
frequency of emergency vehicle trips in the region.
Additionally, the addition of the proposed Assisted
Living Facility is not anticipated to result in the need for
new or expanded fire, police, library, or other public
service facilities.
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Comment Letter 12

From ¥ i Jeffrey 15Ty ‘gavs an behalf of G50 EAS
<L5CEAS@Eandiega.gavs
Sent Tuesday, June 20, 2023 115 PM
To: Srymansk laffray
Subject Fud: [EXTERMAL] SEIR.
-—~0riginal Message-—-
Fram: Brent Fauch<hrentfauch@gmail.cam>
Sent: Sunday, lune 18, 2023 7:37 P
Ta: D50 EAS<DSDEASEsandieza.gaw >
Subject: [EXTERNAL] SEIR
*##Thiz email tame fram an external saurce. Be cauhaus shaut clicking an amy linksin this email ar apening
attachments.**
| am appased ta the prapased develapment af the assisted living facility planned aff £l Camina Peal near Stallians 1 |21
Crassing neighbarhaad.
“We are located near harse parksand nature trails. This busy businesswaould create taa much naise with ambulances and
sirens and traffic. 122
Please find a mare suitable lacaban far this type af business. 12-3

Sincerely, Brent Fouch

Sent fram my iPhane

12-1

12-2

12-3

Response to Comment Letter 12

Brent Fouch
June 18, 2023

Comment noted. The comment expresses general

opposition to the project. The comment does not raise
an issue related to the adequacy of any specific section
or analysis of the SEIR. No further response is required.

The comment expresses concern over the project’s
noise impacts located near parks and trails. Noise
impacts were discussed in Section 5.10, Noise, of the
SEIR. With implementation of MM-NOI-1, the temporary
construction-related noise impact of the Assisted Living
Facility would be reduced to below the 75 A-weighted
decibel equivalent noise level threshold. As discussed in
Section 5.10, potential noise effects from vehicular
traffic were assessed, and the effects were determined
to be less than significant. In addition, implementation
of MM-BIO-1 and MM-BIO-2 would reduce indirect
impacts to wildlife associated with noise. As such,
impacts to existing ambient noise levels would be less
than significant after the implementation of mitigation.

The comment suggests finding a different location for
the project. SEIR Chapter 9, Alternatives, describes that
alternative locations were considered but were
ultimately determined to be infeasible and were not
analyzed further in the SEIR.
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Response to Comment Letter I3

Katelyn Wang
June 22, 2023

Fromc Katelyn Wiang <katebynwangBE@grnailcams
Sent Thursday, lune 22, 2023 448 PM
Toe DED EAL

& et e e Gamates Canyan MUST 8 Prtcies 13-1 Comment noted. The comment does not raise an issue
related to the adequacy of any specific section or
an‘l‘;::;:ilsl.c.a.mefmm an external source. Be cautious about clicking an any links in this email or opening analySiS Of the SElR NO further response iS required.

Ta myfelkow community members:

Az the golden wildflowers tilt their petals upwards, the birds rustle onthe ground, the wind ruffling their feathers and
lifting small rocks from haoles in the dirt, the sun besms onto these ripples of e, electrifying the small animals and
wibrant plants, all bundles of nature moving as quickasthe universe—all of which pauses at a skow step.

An ald man—bundled in a brown fleece jacket, long gray paints almost covering his black sneakers, white hairs streaming
fram his ining hairline, ing his ¢ bk
“Well, it's the plot of nature nest 1o his house.

light yet skow, inta thisjufilant clutter of nature. This is hame.

See, this old man takesthree walks per day: ance inthe marning at 5am, once after lunch, and once in the evening to
catch the last slivers of light before the moon cloaks over his roof. Though he mowvesslowerthan the critters furrowing
through the zolden wildflowers, the joy and epipha ny dashing throuzh his veins sends flutters scross his heart at speeds
anly describable by the tangues ofyouth. He i woung again. He is alive. He is free. He iz here—on his land, hiz open
=zpaze, his hame

Just asmuch asthe animaks and flowerscall this land their own, he claims it for himself. The flowers remind him of
nectarand livelingss.

. - . . 131
| watch thisold man, suddenly envying him everytime he strolls past my study window. | often wonder how manyyears
he has left on Earth—far how many mare months would | witness him lap around ry neighborhood scenery—but his
aliveness every time when stepping into the fresh aura of infinitely blue sky and lushby neverending wildflowers makes it
feelthat hiz heart iz more full than mine own.

We are not allthis abundant old man, the scurrying lizard playing tag over the dirt, nor are we the buzzing bird, not even
the half plucked golden daisy, but THIS is our HOME. Rosecroft Way has abways been a community defined by the
wandrous, spacious nature around us. It embodies Sonzales Camyon.

To rid the 5tallions Crossing's neighborhood of that space is to rid us of our heartbeat. It & to rid us ofour happy
breaths, happy moments, perhaps final moments. It isto hack off the beauty and jow that has carried the lveliness of so
many of us, young and old, quick and skow, retired and studying, to show uswhat home truly mea ns.

Weare not all this legendary old wanderer of 5tallions Crossing, but we are all encompassed by this nature and by its
necessany sense of home. We all deserve safety, freedom, and space. "We deserve our nature. This is our
Bonzakes Canyon.

Mathing shauld shatter this horme far us. Mot the El Camino Real Assisted Living Fazility. Mat the destruction of aur
wildlife corridor. Not the 105,568 square feet of profit. Y
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fou'we heard this countless times before, but maney can MOT buy happiness. It can buy homes, but NOT our sense of

home. And as| peerout my window to view my canyon, only to see the old grandfather trek along its nature, | may 131
never know how many laps this man has left, nor whenwill be the final day he is able to esperience its beauty...but |

know one thing: Every. Single. Day. Counts. Besides the inevitable weight of age, his love for our home applies not just to Cont.
hirn, but to me—andta yvou

Best,
Katelyn Wang

Page 2 of 2 in Comment Letter 13
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omment Letter I4 Response to Comment Letter 14

Elizabeth Nolan
June 22, 2023

Fromc Elzabeth Nalan <elznalan@shcglobal nets

Sent Thursday, June 22, 2023 TOZ PM

Tor DS EAS . .

Subject [EXTERMAL] Praject #675732 El Camina Real Assisted Living Facility 14-1 Comment noted. The comment does not raise an issue

related to the adequacy of any specific section or
analysis of the SEIR. No further response is required.

**Thisemailzame from an external source. Be cautious about zlicking on any links in this email ar opening
attachments.**

RE: #675732 El Camino Real Assisted Living Facility

| just became aware of this planned Facility and was frankly surprised thatit was even being considered. | felt I4-2 Please refer to M R_1 ! Land Use and Zonlng ConSIStency
strongly encugh tosend in my comments and appreciate the opportunity to express my opinion. 14-1

‘We have Zoning for a reason and | cannot imagine how a CUP could be issued since it would need to ignore 1 |4_3 Please see Responses to Comments (RTCS) |‘| _43 and

the impacts to the local ratu ral eryironment, override existing zoning regulations and cause horrible accidents

on El Camino Real. Inmy opinion, the entire concept of this Project is inappropriate for this location and 14-2 02_75

should not be allowed to proceed. Besides the inherent erwironmerital impacts, following are some specific *

CONCErns: |

El Camino Real Ertrance - The Traffic on El Camino Real literally flies north d owrthe hill at speeds well in ] |4-4 Please see RTC 02—72

excess of 50 MPH. The proposed driveway/acCessis on a blind curve and it is unfath omable to me how this
could sericusly be considered an allowable entrance for this proposed Project. How could all the
stafffvend orsfresidents/visitors tothis proposed Project safely navigate through this driveway? | am

wondering if aryone From the City has actually driven this Road to fully appreciate the speed of the traffic on |4'5 Comment nOted. ThIS Comment iS a Summal’y Of the
El Camino Real? ’ pe .
143 commenter’s opposition to the project.

Im ad dition, ary parties exiting this Project will need to turn tight on El Camino Real. Mary of these drivers will
want to head south on El Camine Real, which will require either 1) doing a U-turn at the light at San Dieguite
Foad or 2) turning right on 5an Dieguito Road and then right on Oid El Camino Real and wind through my
reighborhood to Derby Downs to get back to El Camino Real. | live ik the Venezia Del Mar project, which is off
Old El Camino Real, and 1am very concerned about this traffic increase tomy Neighborhood.

Proposed Parking —| see that onby 57 parking spaces are proposed for this project. As & property manager of b
medical buildings for over fifteenyears, | would have serious concerns about this being adequate for this

proposed Project. These type of Facilities have a high staff component plus daily visits from Phiysical Therapists 14-4
and cther Medical Perscnnel, Wendor deliveries and the regular visitors and Resident vehicles

Summary — | do not believe that modifying the existing zoning to accommodate this Project would be
appropriate for many, many reasons. 145

Thark you for your time

El Camino Real Assisted Living Facility Project City of San Diego
RTC-155 October 2024
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ELIZABETH NOLAN
[B5B) 554-8810
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Response to Comment Letter I5
Johnny John
e 26, 3023 June 26, 2023
Fronn
The john Eamily 15-1 The comment is an introduction and expresses
e roseig teeenss general concerns to be described in more detail in
Ta: comments to follow. Please refer to Responses to
SazaOsbarn Comments (RTCs) below.
Cityof San Diege Development ServicesCenter
1222 First Avenue, M5 5m
B e 15-2 The comment states that the parcel of land is
Subject:  Our concernsabout the Bl Camine Real Assisted Living Facility (Me. 675732} deSIgnated as Open Space in the Cltys General Plan' the
Subsequent Enviranmentsl Impact Repart (SE1.8) North City Future Urbanizing Area (NCFUA) Framework
Beax Ms-Osbarn Plan, the Multiple Species Conservation Plan (MSCP) and
We ara residents of Stalliens Cressing, a community just scuth of the propesad El Camine Real . . .
Agsistad Living Facility. Our home's back fance lacks on te the wendarful Prepesition A protactad the San DIegUItO R|Ver Park Concept Plan.
open space on which this menstresity of a struchire Is proposed to be bullt.
W tt fit i bout thi jectin this latt: .

TR m——————— Please refer to Section 5.1, Land Use, of the SEIR for a
Firstofall, welove curneighbars. We have many eldeclyin cur commumity at Stallions, whe take . . L.
advantage of the abundant open space all around us. Many ofthem movad intothis area precisely land use aﬂaIySIS for the proposed Assisted LIVIng
bacauss of the sami-rural nature of these sucreundings. . . . . . . A
We dlso love cur Church neighbors whe are presently using the spacesbehind us. The Formosan 51 FaCIIIty' The prOJECt siteis deSI.gnaFed as ReSIdentlaI and
Chu:chAND.theAlmenianCth.ch ]nfact?[e.cenﬂ\,r?asm\,rfamilywasconside[jngattendmga Park’ Open Space and Recreation in the General Plan’s
Church servics near us, we considered attending either of these Churches. . .

O issne is MOT with the Chucch or any of thair parishioners. Sur issue is with the destmuction of the Land Use Element' Add|t|0na”y, accordlng to the Land
et s ol e o ooy o uction af Use Element of the NCFUA Framework Plan, the site is
I oux apinian, the City is being neglizent in its aviranmental report for the ressens highlghted designated as Very-Low Density Residential and
belaw. . .
o Environmental Tier. NCFUA Framework Plan
A, This Assistad Living Home proposal sasks to allow a varianes to the Ciby's “Managad .
Growth Initiative' (alselmown as Prepesition &, passed by the voters in 1035}, deve|0pment Alternat|ve 3 a”OWS fOI’ development
15-2
The Developer is seeking to allow the proposed project with a racelyusad “uncedified pursuant to Cond|t|ona| Use Permit I’egu|atlons
Conditional Use Pemmit (CUPY ordinance™ . .
“provided that the conditional uses are natural resource
dependent, non-urban in character and scale, or are of
an interim nature which would not result in an
irrevocable commitment of the land precluding future
u i i . i ivi
ses” (City of San Diego 1992). The Assisted Livin
Facility has been designed to be non-urban in character
El Camino Real Assisted Living Facility Project City of San Diego
RTC-157 October 2024
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Please nate that the 1985 voter- spproved * Propesition A" expressly forbids ho spitals,
intermediate care facilities and nursinghemes on Prop A lands )

The parcel ofland isin the San Dieguite River Park (S0RF)’s “Focusad Flanning Area™
and the “Merth City Future Urbanizing Area (MCFUAY! subacea 11, The City of San
Diege General Flan, the MCFUA Framewark Plan, the Multipls SpeciesConsarvation
Plan (1M5CE} and the SORP Concept Plan, ALL designate this locale asopen space.
Given the major conversion of open space, amere thorough explanation and
justification of this actien is meritad.

It is significant that the Develeper is attempting to process an “Uneedified Cond iticnal
Use Parmit” amendmeant te city ragulations (Council Pelicies 600- 20 and 600-30) in
ardar te exampt thisdevelepment fram Prepeosition A and sthar open space
restrictions.

Fleasa do MOT justify the deviation from relevant land use pelidies regarding open
space presarvation, at a cost b the river park and other open space assured for the
public, through City-wide ballot measures and City-approved acticns, policies, and
puidalines

This majer changs in land vse te a large commercial facility in open space and
surrounding low-density cesidential develepment weuld significantly impact the
character of tha area.

This should be a ded sion by the elactorate, and should be voted on by the pecple, not
the City Couneil

Please preserve the semi- miral chacacter of the river valley and vpland area, which are
thars for votar approved reasons, for the praservation of the present tranguil fabric of
this open space right here in Carmel Vallay, lapt hare for us to enjoy and wildlifs te
flourish.

=

This preject is WOT Jecking at alternative cptions. Instead, the applicant is stating that
the praject must be accepted and approved as propasad.

The applicant has stated this severa timesin their presentations over the past twe
monthes at the Camel Vallay Commmunity Flanning Beard meetings:

The applicant’s naccowly written objectives (walking distance to adjacent Church,
“under-utilized " site} de not allow for a reasonable range of altematives.

CEQA requires that project alternatives be explorad! By writingup the cbjectives in
suich a nacrow manner, the applicantisrequinng uste belisve that their hands are tisd.

The lawsare dlear en thizissne tisnet thatthe applicant cannet build . They muost
anly build within the deacly statad rules of how one may build on thess protected apen
EDACEs.

15-2

cont.

15-3

Page 2 of 4 in Comment Letter 15

15-3

and scale and is consistent with the applicable NCFUA
Framework Plan policies.

The Assisted Living Facility would avoid developing
within the Multi-Habitat Planning Area (MHPA) and
would preserve that area in perpetuity as open space
through a Covenant of Easement in accordance with the
City's Environmentally Sensitive Lands regulations. The
Assisted Living Facility would adhere to the LUAGS as
identified in the City's MSCP Subarea Plan.

Additionally, please refer to MR-1, Land Use and Zoning
Consistency.

The comment suggests that the SEIR does not
adequately explore project alternatives. Alternatives are
addressed in Chapter 9, Alternatives, of the SEIR. As
stated in CEQA Guidelines Section 15126.6, an EIR need
not consider every conceivable alternative to a project.
The range of alternatives evaluated in an EIR is
governed by the “rule of reason” that requires the EIR
set forth only those alternatives necessary to permit a
reasoned choice. Alternatives addressed in the SEIR
include the No Project/No Build Alternative, the
Sensitive Nesting Bird Construction Noise Impact
Alternative, and the Construction Noise Impact
Alternative. In developing the alternatives addressed in
this SEIR, the potential alternatives were evaluated in
terms of their ability to meet the objectives of the
project, while reducing or avoiding the environmental
impacts of the project identified in Chapter 5,

El Camino Real Assisted Living Facility Project
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The 2.E1R does not adaquately explace alternatives and isnet convineng in its reascns
for allowing the destriction of the open space inthis parcel of land.

The preposed preject must therefore be REDESIGWED te comply with the axisting
zaning and land erdinances.

1

. The propesed project as designed fails to adequately consider the resteration of over
200 acres of San Disguite Lageen tidal wetland habitat immeadiately te the wast of the
prajectsite and a critical part of the wildlife corrder and regicnal connectivity.

Milliens of dollars are being invested into this restoration project.

The draft EIR fail s te discuss the potential impacts that the building mass, combined
with cther recanthy constructad adjacent bulding s, would create inlimiting the
mevement of wildlife theongh thisarea

This project goes AGAINSET all thess improvements, by building a large MONSTROSITY
that will block and scare away wildlife from thisarea

o

The DEMEITY of the proposed construction isa cause for grave concern.

The Chureh and its surrounding building s spread »50,000 squars feat of building space
ower a space of ~13.4 acres.

This propased project crams in »109,000 square feetof bullding space over a space of
iy BELEE.

Haow is this in anyone’s wild est imaginatiens complying with zening laws and
Propesition- Amandated open space low density construction?

Haow is this by any means keeping with the charactsr of thisneighborhood?

The prepesed develepment just does not fitwith the neighbarhecd and would
drastically change the cverall character of this area. The visual impact of this
menstrasity is ebvious. Thistype of development does NOT fit with this area AT ALL

A5 all whe live in thisneighberhood know, this area s primarily OPEMN SPACE, and any
censtruction should be appropriately sized to kesp with the LOW DENSITY of this area.

E. Views.

At the present time, cur homes enjeythe epen space views from our backyards. We
have views to the nothem hills, and the acean to the west.

This 3-stery building as presantly dasigned will cornplataly destroy thase views.

In addition, this preject alse impacts views for wildlife that calls this space their heme.

15-3

15-4

155

156

15-F

'-11' 158

Page 3 of 4 in Comment Letter 15

Cont.

15-4

Environmental Analysis, of the SEIR. No further analysis
is required.

Project objectives are intended to describe the
underlying purpose of the proposed project. The project
objectives presented in Chapter 3 of the SEIR outline the
purpose of the proposed project as intended by the
project applicant. The objectives are used to assess
whether the alternatives would achieve the underlying
purpose that the proposed project would achieve.

As described in Section 5.4, Biological Resources, the
Assisted Living Facility includes a 100-foot wetland
buffer that would reduce indirect impacts in accordance
with San Diego Municipal Code (SDMC) Section 143.0141
(b)(5). Standard construction measures proposed as
part of the Assisted Living Facility would avoid indirect
impacts to special-status plants potentially occurring in
habitats adjacent to the Assisted Living Facility parcel. As
concluded in Section 5.4, impacts to biological resources
would be reduced to below a level of significance by the
implementation of MM-BIO---1, which would avoid indirect
impacts to sensitive vegetation communities and special-
status plant and wildlife species (including California
horned lark, [Eremophila alpestris actia] yellow warbler
[Setophaga petechia], white-tailed kite [Elanus leucurus],
and least Bell's vireo [Vireo bellii pusillus]), and MM-BIO-2,
which would further avoid indirect impacts to California
horned lark, yellow warbler, white-tailed kite, and least
Bell's vireo, which could breed adjacent to the Assisted
Living Facility footprint.

El Camino Real Assisted Living Facility Project
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The Assisted Living Facility footprint has historically been
utilized for agriculture and is currently heavily disturbed
with frequent mowing and heavy equipment storage. The

F. Further about wildlif: . . . . . . .
e ‘" Assisted Living Facility footprint area is unlikely to
This project combined with the adjacent buildings willharm the function and values of . . . . .
the wildlife corridar, and scare away and destroy the habitat for the fauna ofthis 5a prov|de substantial refuge or cover for wildlife species
tegian. Cont. . ., .
The prepesed project’s required narrow setback is msutticient to miti gate the impacts and thelr movements. Although the Cltys MHPA is
to the corridor’s function and impartance to need ed wildlife linkages. l directly adjacent to the Assisted Living Facility footprint
G Thisisa situation af death by  thausand cuts. to the east, the Assisted Living Facility footprint and
Slowdy but suraly, the CUMULATIVE impacts of adding thisproject in combination with . .
the ather buildings appreved on this mesa are destroying the very fabric of this erSh management zones (please FEfer to F|gure 3'6) IS
community. The CUMULATIVE impacts ace WOT sufficiently addressad or mitigated in 15-5 . L . . .
the SELR. not considered to be within a biological core or linkage
The site is MOT “undemutilized” aspurported, but merely zoned as sppropriate for its area Sihce the Site iS bOU nded by an aCtive COﬂStI’UCtion
location d . . . .
site, residential development, and parking lots and roads

Eindly re- evaluate this project and either come up with a new design that complieswith the land vse

laws articulated above and properly miti gates the many issues cutlined, or sitvate this preject 1510 on th ree Sides (please refer to F|gu re 54_1 ) The Assisted
glsawhers. Incur cpinicn, the preject in ite current formisa blatant viclation of existing laws. J L. . . i .
Living Facility would not interfere substantially with the

Sincerely,

movement of any species or impede the use of a wildlife
Jebnmyjohn nursery site, and the proposed Assisted Living Facility
iy would avoid indirect impacts with inclusion of CM-BIO-4

Residents at Stallions Crossing.

(see Table 3-2 of the SEIR).

15-5 The Assisted Living Facility would not result in an
increase in density or intensity of use from what is
allowed with a Conditional Use Permit in the AR-1-1
zone. Additionally, please refer to MR-1, Land Use and
Zoning Consistency, for consistency with Proposition A.

15-6 The building design and site plan of the Assisted Living
Facility would be non-urban in character and consistent
in bulk and scale to surrounding development. While

Page 4 of 4in Comment Letter I5 surrounding development in the area lacks a consistent

architectural theme, the Mediterranean style of the

Assisted Living Facility would include design features

that would be compatible with design features

El Camino Real Assisted Living Facility Project City of San Diego
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15-7

(primarily multistory construction, light colored, stucco
clad exteriors, red tiled roofs, and landscaped yards)
displayed by development in the surrounding area,
including the broad San Dieguito River Valley landscape.

As concluded to Section 5.9.3.3 of the SEIR, impacts
associated with architectural style and
consistency/visual compatibility with surrounding
development would be less than significant, and no
mitigation would be required. In addition, the Assisted
Living Facility’'s non-urban characteristics are addressed
through its massing, scale, setbacks, and lot coverage,
as discussed in Section 5.1, Land Use, of the SEIR.

Private views, such as those from neighboring
properties, are not protected under the City's
Significance Determination Thresholds or CEQA.
According to the City's CEQA Significance Thresholds, a
project is considered to have a significant impact if it
would block public views from designated open space
areas, roads, or parks or to significant visual landmarks
or scenic vistas (e.g., Pacific Ocean, downtown skyline,
mountains, canyons, waterways).

As stated in Section 5.9, Visual Effects, the Assisted
Living Facility would not block any views from
designated scenic corridors. Potential impacts to the
existing quality of views to and across the site were
examined through the lens of key public views. As
concluded in Section 5.9.3.1, the project would not
substantially obstruct any designated public corridors
and would not substantially block an identified scenic
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15-8

15-9

15-10

resource from view of the public. The project complies
with the applicable height and bulk requirements of the
SDMC and would have no impact related to view
blockage due to height or bulk regulation exceedances.

See RTC 15-4. The Assisted Living Facility footprint is not
considered to be within a biological core or linkage area
and is not expected to interfere with movement of
migratory fish or wildlife. Section 5.4.3.3 of the SEIR
concluded that impacts related to wildlife corridors and
linkages are considered less than significant. While the
project is adjacent to MHPA lands, the project is
consistent with the City's significance thresholds and the
appropriate LUAG have been addressed in the SEIR.

Cumulative projects and impacts were addressed in
Chapter 6 of the SEIR. Table 6-1 provides a list of
cumulative projects that were included in the analysis.
Refer to this section of the Final SEIR for a complete
discussion of the cumulative impacts associated with
the project. Please also see RTC 02-58 for information
regarding the San Dieguito Lagoon Restoration Project.

Comment noted. The comment does not raise an issue
with the adequacy of the environmental impact analysis;
therefore, no further response is required.
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Fram: y Phillips

Sent: Monday, lune 26, 2023 7:26 AM

Ta: D50 EAS

Subject: [EXTERMNAL] Please stop the proposed three-stary facility

development next to our residents at Stallion's Crassing

**This ernail carme from an external source. Be cautious about clicking on any links in this ermail or
opening attachments.**

Hello,

I am a resident at Stallion’s Crossing right next door to the development that is set to be
built next door. The proposed three-story Assisted Living Development facility within 30
feet of our homes violates the rules which state thar 2 building structure cannot be placed
on a parcel this size. It would cover 70% of the parcel, whichis way over the maximum
for building a structure on parcel this size.  Also, the lot is NOT ZONED for commum ercial
developing, but is zoned for agriculture. This proposed three-story Assisted Living
Development 1s not 2 LOW-DENSITY RESIDENTIAL DWELLING. Also this is not
zoned for being a MULTI DWELLING COMMERCIAL facility.

Also, this development 1s located in the sensitive San Dieguito River Valley, natural
ecological and wildlife preserve—especially the egret population. This would disrupt the
sensitive wildlife and environment that we livein. . Our commurity, has been zoned for
LOW-DENSITY RESIDENTAL USE ONLY... A 3-story, 105 dwelling units with 122-
beds, does NOT fall under 'low density residenrial use.' This parcel is an AR-1-1 ZONE.

This i3 located in sensitive land of our 100-year floodplain. They're trying to get around
this 3-story building by digging 10ft below the current land level. We, at Stallions
Crossing, residents are not allowed to dig below 6 inches in our yards per the CC&R's for
our community due to known native American Native artifacts that were found when 5C
was being developed.

They're erronecusly tying to say they are considering our privacy by having a 30ft sethack
from our fencel This dense development does not belong in our single-residential
community.. It a MULTIPLE DWELLING COMMERCIAL structure

with retail that is not consistent with our cormmurnity plan. Seein their proposal how close
they are proposing to build this massive struchure to our homes!  Can you imagine having
a three story facility built next door to you and blocks your view and privacy? We all
choose to live here because of the low-density residential area with open space.

Our views of the hills and coast will be completely obstracted with this proposed 3-story
facility. Again, the proximity being so close and rowering over our 2nd story of homes will
completely take away our views.

Comment Letter 16

161

] 62

I15-3

16-4

I15-5

16-6

16-1

16-2

16-3

16-4

16-5

Response to Comment Letter 16

Vessa Rinehart-Phillips
June 26, 2023

Please refer to MR-1, Land Use and Zoning Consistency.

As described in Section 5.4, Biological Resources, of the
SEIR, impacts to special-status wildlife species would
be reduced to below a level of significance by the
implementation of MM-BIO---1, which would avoid
indirect impacts to sensitive vegetation communities
and special-status plant and wildlife species. The City
recognizes that bird populations may utilize Multi-
Habitat Planning Area (MHPA) lands. However, based on
the analysis of the City's LUAGs, no direct impacts to
wildlife movement in the MHPA would occur as a result
of project activities.

Please refer to MR-1, Land Use and Zoning Consistency.

As shown in Figure 3-1, Site Plan, of the SEIR, the open
space area beyond the MHPA line is within Federal
Emergency Management Agency (FEMA) Flood Hazard
Zone “A," with a 1% chance of annual flooding, and
FEMA Flood Hazard Zone “X,” with an annual flood risk
between 1% and 0.2%. This area would be preserved as
open space in accordance with the existing designated
MHPA.

Cultural resources impacts are discussed in Section 5.6
and 5.11 of the SEIR. Section 5.6, Historical Resources,
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the rules of the city, the flood plan.

allow them to violate the laws and rules.

want to contact me.
Sincerely,

Vessa Rinehart-Phillips
1374 Rosecroft Way
San Diego CA %2130
858-234.2929

The mmpacts would be devastating to cur community, surrcunding area, the envircnment,

Please do not allow them to build this facility here. We would be willing to compromise o
have a one-story facility which 1z at least 50 feet away from cur homes. Please do not

Thank you for hearing my concerns. I'm enclosing my conract informarion, should you

I6-F

Page 2 of 2 in Comment Letter 16

16-6

16-7

and Section 5.11, Tribal Cultural Resources, concluded
that the Assisted Living Facility would impact no known
significant cultural resources; however, there is a low
potential to uncover unique artifacts, features, or
human remains during grading for project development.
Archaeological and Native American monitoring is
required for all primary ground disturbance. With the
implementation of MM-CR-1, which requires a
qualified archaeological monitor and Native American
monitor to monitor areas with potential to yield
subsurface archaeological resources, potential impacts
to historical resources would be reduced to below a
level of significance.

The project would provide greater than the minimum
20-foot setback from adjacent properties in accordance
with the zoning (AR-1-1). In addition, private views, such
as those from neighboring properties, are not protected
under the City's Significance Determination Thresholds
or CEQA. Visual resource impacts are analyzed in
Section 5.9 and were determined to be less than
significant.

The comment expresses general concern over the
impacts of the project and suggests an alternative to the
project. Project alternatives are analyzed in Chapter 9 of
the SEIR. In developing the alternatives addressed in this
SEIR, the potential alternatives were evaluated in terms
of their ability to meet the basic objectives of the
project, while reducing or avoiding the environmental
impacts of the project identified in Chapter 5,
Environmental Analysis, of the SEIR. Chapter 9 describes
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why the analyzed alternatives were unsuitable for the
project and would not achieve the basic project
objectives.
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Response to Comment Letter 17
Hello bs. Oshorn, Nina John
1 am a ressdent of Stallion's Crossng neighborhood 1n the Nerth Carmel Valley area. This project J une 26' 2023
that is being proposed is on the north side of our neighborhood and right next to my backgyard.
This facility will be 30 feet from mry property line. . . .
71 17-1 The comment is an introduction and expresses general
1 am writing to oppose this project as it is currently proposed. Thave several reasons for this. by s .
tmain concerns are the following: OppOSltlon to the prOJect.
1. Twould like to first talk about SATETY in the unfortunate reality of wildfire. This location is
LANDLOCKED. Consider the evacuation frenzy should there be a fire. As we all know, we live - _ i i i
o B S e ey TG e T Soms e 17-2 Please Refer to MR-2, Wildfire Hazards and Evacuation.
senise to build 2 124-bed facility plus staff in this land locked area with just one entry and exit I7-2
that 15 shared with the 350-seat Church, along with the already approved (but not budlt yet) 300 . . . . .
seat Multi-Purpose Hall, Cutrural & Education Building with Classrooms, and Youth Center with 17-3 Private views, such as those from neighboring properties,
Recreational Facilities. Cur respected elderly comumunity deserves better! are not protected u nde r the Clty,s Slgn iﬁca nce
2. PRIVACY -Cur hormes are designed with large windows on the back te allew nanural lighting . .
ad enjoyment of the open space around us. If the proposed “maotel” type of building 13 Determination Th resholds or CEQA The comment dOGS
constructed, this changes the entire feel of the cormmunity, bringing in people from all over, H : H EP R H
which severely compromises the overall safery of the area. We will be looking into this building I7-3 not raise an environ mental Issue Wlth in the meani ng Of
from our bedrooms, where we presently look out to the hills in the north. PMB says that they H H
will change the facilities windows that are south facing to be frosted and have balconies CEQA Th € refO re, no fU rthe r response IS req ul red .
removed. We appreciate that, but that is not sufficient rritigation.
3.1 am alse concerned ghout how this preject will increase TRAFFIC in the funre which in turn 17-4 Please see Response to Comment (RTC) 02-75.
will lead to areduction in driving safety in this neighborhood. Thereis only ONE entrance in and
out of this property. The entrance is in the middle of a blind curve. People who do not live here
have no idea that this road is like a freeway. Cars are poing on average at a speed of 60 mph
heading north and this 13 very dangerous for cars trying to enter/exit this church campus on a 7.4 17-5 Please see RTC I11-4.
blind curve. There have been 13 collisions during the last 5 years involving head-ons, high
speed, bicyclists and influenced drivers and that's above average. El Camine Real 15 used daily
by hikers whose safety risk will greatly increase with many cars trying to access this sharp 17-6 Please see RTC 02-70.
entrance. This is VERY DANGEROUS for our community and the residents and the public at
large.
The other ssseis ta there is NOWHERE fo tam iro this ehnrctvassisted living cevelopmentif 17-7 Impacts related to wildlife, lighting, noise, and dust were
corning from the north (Via dela Valle). The ONLY WAY to get to the entrance of the Church :
is making a U-TURIV at our traffic ligtt (Sea Counry Re). Additionally, forthose exiting the s analyzed as part of the SEIR. As concluded in the SEIR,
Clureh, 1f they with to go southbound, they will have to make a U-urn at the San Dieguitoe - H H e :
Rd-'E_“l Camino]:{eal stop light. U-turns will abound on this street as a result, where presently, a IT'im paCtS WOUld be less tha n Slgn Iﬂca nt Wlth the
that i+ NOT an fesue. incorporation of mitigation.
Twould like to note that the traffic study conducted in 2012 is based on projections and
caleulations to deterrnine current levels of traffic and 15 not based on real data. A request was I7-6 . . . . . .
trade to conduct a current COWPREHEN3IVE waffic study, but the applicant has refused. 17-8 As described in Section 59, Visual Effects, all I|ght|ng
would be directed downward, shielded, of the minimum
intensity to ensure adequate illumination and safety,
and would comply with the City's Outdoor Lighting
Regulations. Section 5.9 concluded that due to
installation of downward-directed and shielded lighting
El Camino Real Assisted Living Facility Project City of San Diego
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4. LIGHT and NOISE POLLUTION- The prosumirty of this large building to our residences is in
itzelf a POLTUTION to our present neighborhood. We zll chose to live here because this is 2
low-density residential area with open space. This stracture is going to have a sgrificant impact
for ALL, especially those living near this developrment, inchiding wildlife. The constuction
nodise, vitrattons, dirt, dust, debeis, will all be disturbing our comirunity for the duration of
construction. We would not have a quiet, peaceful community anymore.

Ifthe facility is completed, there will be light polhuion from the 24/7 tighring planned for the
safety of this facility. The applicant states that they plan to rmatigate it somehow. I can speak
from personal experience of the present cimrch, that any mitigation 1s not going to be enough,
tight travels| Bvery night, currently, Thave tights from the church’s parlang lot/tuilding directly
shining inte my bedroom. 1 have to close my blinds to be able to sleep at night even though this
hght 13 quite far away. Now inagine the same light 50 feet from my home! (Pleaze see an
atached photo of a night view from try bacloyard)

5. VIEWS-Our views of the northern hills and the coast will be completely obstructed with this
proposed 3-story facility. Again, the proximirty being so close and towering over the adjacent
nd story homes will completely talee away views, sunlight, and blue sloy. Please see attached
thotos of the view from my backoyard. How can anyone deny the beauty of these views and claim
that a 3-gory tuilding makes more sense in agricultural land? Can anyone guarantee that 1 will
ot lose sunshine and tight because of this facility?

Twould like to nimbly request that you take a good deep look at this proposed project and
evaluate it with regards to SATETY, PRIVACY, TRATFIC, LIGHT/NOISE POLLUTION and
VIEW concerns. All of these will impact the visual landscape, neighborhood character and safety
of MY neighborhood.

Thank you for your time,

Nina Jehn

177

(]

1710

I7-11

Page 2 of 3in Comment Letter 17

17-9

17-10

17-11

fixtures and buffering of adjacent established uses with
proposed landscaping, the contribution of lighting
emitted from the Assisted Living Facility would remain
below a level of significance.

Please refer to RTC I7-3.

Comment noted. This comment is a summary of the
concerns mentioned in the comment letter. No further
response is required.

Comment noted. This comment contains photos
corresponding to Comments 17-8 and 17-9. No further
response is required.
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17-11
Cont.
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Comment Letter I8 Response to Comment Letter I8
o e Tra— Matthew Cunningham
;:Ljecl. |EXTERHAL] E; Camim; mul.;sssr.ea Liwing Faxility {Ha. 675732} | Subs=queat Enviian mentd Impact, Repait June 26' 2023
45.ELR) Public Commenis amd Pepans=
“h‘:hm&"&i Hunfa:r, L“.M' .IIZF 5.5:3:14 PI:‘ . ; ; ) ) ]
e — 18-1 The comment is an introduction to comments that
;:T;;jzjf;:ef:;ﬁg:::;:ﬁm source. Be cautious about clicking on any links in this follow and expresses general opposition to the project.

From: 18-2 Cumulative projects and impacts were addressed in
Matthew Crmningham Chapter 6 of the SEIR. Table 6-1 lists the cumulative
Sollons Crose e projects that were included in the analysis. Refer to this

Te: = chapter of the Final SEIR for a complete discussion of

the cumulative impacts associated with the project. As
described in SEIR Chapter 1, the SEIR tiers from the
certified 2014 Church EIR (Project No. 240283/SCH No.
2013071043). The SEIR considers the issues discussed in
the first-tier document and evaluates whether a
significant effect of the proposed project has been
adequately addressed or if there is an effect that was
not addressed in the 2014 Church EIR. As needed,
additional or updated mitigation is provided to address

Sara Osbom

City of San Diego Development Services Center
1222 First Averme, MS 501

San Diego, CA 92101

DEDEASZSANDIFGO GOV

Subject: Our concerns about the El Camino Real Assisted Living Facility

Mo 675732)

e Subsequent Environmental Ipact Report (5 E.LR) Public 5|gr7|f|cant. epwronmental impacts of the proposed

Comments and Responses Assisted LIVIng FaC|||ty.

Dear Ms. Osborm: 18-3 See Response to Comment (RTC) 02-70 regarding
baseline traffic evaluation. The Access Analysis

Hi, my name is Matthew Cunningham, and I would like it to be known that I'm 81 (Appendlx H.1 of the SElR) prOVides a ComprEhenSiVe

not agamst development, but I am agamst this development, as it is currently

and informational analysis for both roadway and
intersection level of service (LOS) operations, taking into
consideration forecasted traffic for the project's opening
year (2024) and the horizon year (2050). It should be
noted that pursuant to Senate Bill 743 (adopted in 2013)

El Camino Real Assisted Living Facility Project City of San Diego
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and the addition of Section 15064.3 to the CEQA
; A Guidelines in December 2018 (effective July 1, 2020),
proposed. 151 . . . .
tont vehicle miles traveled is the preferred metric for CEQA
T want to express the CUMULATIVE tmpact concerns agam should this 1 i i i i
proposed facility get approved. Adding this project in combination with the tra nqurtatlon a_na |y_SIS' ! aneaS.e in vehicular delay (.)I’
other already approved buildings on this mesa has greater impacts than the 182 LOS at intersections is not considered a tl’ansportatlon
developer and SEIR are describing. The CUMULATIVE impacts are NOT f
sufficiently addressed or mitigated in the SEIE. im pa ct under CEQA
It would be unresponsible, reckless, and dangerous if a current comprehensive _ _
traffic study is not performed and evaluated. The devastating safety impacts to 18-4 Please see RTC 02-71.
our community fiom the increased TRAFFIC should this development get 83
approved, is an accident waiting to happen. 18-5 The comment does not address the adequacy or
The SEIR traffic report used “convenient calculations™ m order to generate the accuracy of the SEI R, and no response is requ ired.
daily trip totals, or I like to say “fuzzy math™ was applied here to keep the daily 18-4
trip numbers below the 300 daily trip threshold to avoid a current traffic study.
18-6 Please see RTCs 02-70 and 02-71.
I have personally observed and witnessed serval near miss accidents, with both
cars and bikes, and have nearly been hit by a car while riding my bike on E1
Camino Real. I even witnessed a SUW hit a bicyclist, at the El Camine Real / 155 18-7 Please see RTCs 02-70 and 02-71.
San Dieguito Road intersection, fortunately the gentleman only suffered
scrapes and bruises.
18-8 Please see RTC 02-73.
Traffic i .
« The SEIR s traffic study failed to follow the requirements of the City's 18-9 Please see RTCs 02-77 and I11-4.
Transportation Stady WMamal (“TSM™). The SEIR’s analysis unproperly
relied on estimated traffic volumes, factored from traffic counts taken
2012 for the Church Project’s traffic study. In doing so, the SEIR violates 18-10 Please see RTC 02-19.
the City's own transportation study manual which requires new
transportation data to be collected if the available data 15 older than two 185 . . )
years. 18-11 The comment does not raise an issue with the adequacy
» The SEIR's analysis relied on improperly factored estimates from data of the environ mer:]tal Im PaCt ana IySIS' therefore' no
collected in the winter of 2012, despite the TSM s requirement for traffic further response is requi red.
counts in areas near beaches to be taken during sutnmer months or include
adjustments to reflect surmmer conditions. The Project site is within the . .
coestal zone. ) 18-12 Please refer to SEIR Appendix H.2, the El Camino Real
+ The SEIR underestimated the Project’s tip generation. The SEIR vET Senior Living Transportation Impact Threshold and VMT
Screening Evaluation, prepared in March 2022. Because
PEEe 2 6 43 I Cemiment Leier 12 the comment does not raise an issue with the adequacy
of the environmental impact analysis, no further
response is required.
El Camino Real Assisted Living Facility Project City of San Diego
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18-13 Please refer to MR-2, Wildfire Hazards and Evacuation.
estimated that the Project would generate 234 daily trips. This Project & . o s
would generate 331 daily trips. The SEIR failed to prepare a study of the 18-14 The proposed Assisted LIVIng Fac”lty would be
Project’s vehicle milea traveled (VN[T’) claiming that the Prgjectwould 187 constructed in accordance with the AR-1-1 Zoning,
not meet the required threshold of 300 daily trips. However, since the Cont. includi height limi d itv limi d back
Project would exceed the 300-trip threshold, a WMT study is necessary Including neig tlimits, enSIty Imits, and setbacks as
and required. detailed in Section 3.3.2 of the SEIR. Per Section 5.9,
o The SEIR mmproperly segments analysis of the Project’s traffic and visual impaCtS were concluded to be less than
parking analysis by presenting analysis of only the assisted living facility 188 significant
without the Church Project. Both projects must be analyzed together. g :
» The SEIR must analyze and mitigate the Project’s stopping sight distance " H i HH ; H
ot the Chusch drivemag and Bl Canino Beal. which fs coccomcy given 18-15 The A55|st§d L|V|ng FaC|I|ty' Woulq l?e consistent with the
that the driveway s entrance is close to a superelevated horizontal curve AR-1-1 Zzoning, which requires minimum 10-acre |OtS,
on Bl Carnino Real on which vehicles travel at bigh specds. establishes a maximum structure height of 30 feet, a
« Mitigation mea;uresﬂtﬂo rI,em?dy impaf;ts to?icyclists and bicycle facilities minimum side ya rd setback of 20 feet, and a minimum
are necessary given the Project’s traffic safety impacts. . .. i,
=3 rear yard setback of 25 feet. The Assisted Living Facility
. .Vehicl.et(avel. for the Prqjectwculdrequ].re unsafe U-turns maneuvers would prOVide greater than the minimum 20-foot
mvolving vehicles and bicycles to merge across several lanes of fast- K K
moving traffic. setback from adjacent properties.
s Lefi-turn and U-tumn lane lengihs at traffic signals are too short, which . . .
would result m overflow and rear-end collisions. As discussed in Section 5.9.2 of the SEIR, the AR-1-1
. . _— . zone allows the exceedance of the 30-foot structure
» An emergency evacuation and service plan is required for the Project, . . . .
which is located ix. 2 landlocked parcel. The plan must detail how the 0 height limit if setbacks beyond the minimum required
narrow 24-foot-wide, two-way aisle through the Church parking lot will . . . . .
accommodate emergency access vehicles to the Assisted Living Facility. are prOVIded' The prOJeCt IS prOVIdlng setbacks of 45'
187.5, 30, and 63.75 feet, which would allow for the
There is too much factual information to ignore. All these issues need to be proposed 40-foot-tall Assisted LIVIng FaCIIIty bUIIdlngs
considered, addressed, and or mutigated thoroughly and properly, and public 1811 H i H
safety needs to be a priority. Respectfully, the public deserves better. per san Dlego MUnlClpal Code Section 131.0344.
_ _ _ 18-16 Please refer to RTC 16-5.
Dlease see meeting notes attached from the 65-14-2023 workshop meeting. This o
meeting was held at the bequest of the Carmel Valley Community Planning -
18-17 Please refer to MR-1, Land Use and Zoning Consistency.
Page 3 of 45 in Comment Letter 18 . X X
18-18 Chapter 9, Alternatives, describes why alternative
locations and agricultural uses were unsuitable for the
project and were not considered in the SEIR. As stated in
El Camino Real Assisted Living Facility Project City of San Diego
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CEQA Guidelines Section 15126.6, an EIR need not
consider every conceivable alternative to a project. The

Board due to the developer had not consulted with the adjacent neighbors and & . . .
bas been designing and developing this facility in a vacuum. PWVB has only met range of alternatives evaluated in an EIR is governed by
with Stallion’s crossmg residents 2 times in the last 3 years (one over zoom " " i
20703 s o wouple ek g ot ator boimg vonmpeliod oy the CYDE: the “rule of reéson that requires the.EIR set forth only
The applicants came with a predetermined agenda and items to prescnt without those alternatives necessary to permit a reasoned
gaging in a discussion with the residents. PMB answered all our questions 812 choice. Alternatives addressed in the SEIR include the
with minimal information and has shown no desire to negotiate such as Cont . ) ] o )
redesigning the project, considering alternative layouts, making the project one ’ No PrOJeCt/NO Build Alte rnative, the Sensitive NeStIng
or even two stories high or pushing it back further away from the Stallions . . . .
Crossing property. They are not willing to do a current comprehensive traffic Bird Construction Noise lmpaCt Alternatlvel and the
study for this development. We arz opposing this development as it is Construction Noise Impact Alternative. In developing the
proposed. We would like it to fit the current landscape and character of this . . . .
community by considering our concerms. alternatives addressed in this SEIR, the potential
alternatives were evaluated in terms of their ability to
Twant to express miy safety concems for the unfortunate reality of a meet the basic Objectives of the prOjeCt, while redUCing
WILDFIRE. As we all know, we live in fire territory i San Diego. This PORT) . . .
location is LANDL OCKED, and falls undes a "VERY HIGE sisk zone. or avoiding the environmental impacts of the project
Consider the evacuation frenzy with 124 seniors should there be a fire. identified in Chapter 5, Environmental Analysis, of the
SEIR. No further analysis is required.
Tt does not make sense to build a 124-bed facility plus staff in this land locked 1813
area with just one entry and exit that is shared with the 350 seat Church, along cs .
with the already approved (but not built yet) 500 seat Multi-Purpose Hall, Addltlona”yl please refer to RTC 02-59 rega rdlng the
Cultural & Education Building with Classrooms, and Youth Center with basis of the project objectives and reasonableness of
Recreational Facilities. .
range of alternatives.
Our respected elderly community deserves better!
18-19 Alternatives to the project are described in Chapter 9 of
The DENSITY and MASSING of the planned facility is too large and does not R R B
fit in our neighborhood. This mesa includes not only the completed Church the SEIR. The comment does not raise an issue with the
building, but also there are 3 approved additional buildings (not built yet), all adequacy of the environmental |mpa ct analysis_ No
totaling 51 680 scuare feet and are beng built into 13 4 acres. In comparison, . .
the proposed Assisted Living Facility is approximately 105,000 square feet and 64 further response is requi red.
is being squeezed into less than 4 acres of land. This means they must build -
densely and TATT.. The proposed development just does not fit with the
neighborhood and would drastically change the overall character of this area. 18-20 Please refer to MR-1, Land Use and Zoning ConSiStency.
The visual impact of this monstrosity is obvious. This type of development
does MOT fit with this area AT ATL. ¥
18-21 As discussed in Section 5.4, Biological Resources, the
Page 4 of 45 in Comment Letter I8 City's LUAGs were analyzed, as required by CEQA. The
LUAGs were developed to ensure minimization of
indirect impacts, including developments of the type
proposed for this project. The SEIR contains a point-by-
El Camino Real Assisted Living Facility Project City of San Diego
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point consistency analysis with the LUAGs and the City's
significance thresholds. Based on these standards, the
As many of vou know (particularly those of vou who used to volunteer with the 4 projeCt was deemed to have a IeSS'than'Sigﬂiﬂcant
Dust Devils Trail), this area is primarily OPEN SPACE, and any constmction i ildli i i
should be appropriately sized to keep with the LOW DENSITY of this area. ImpaCt on wildlife movement in the prOJeCt area.
15-14
There have been attempts to compare Stallions Crossing (sngle family homes Cont. 18-22 As discussed in Section 5.4, the Clty'S LUAGS were
cver a wider acreage) and this project (3-story dense construction in 3.97 actes) K ! . L
as bemng similar. This is like comparing grapes to a WATERWMELON, and is analyZEd, as reqUIred by CEQA, and no Slgnlflca nt
Just NOT cotuparable. impacts to wildlife movement and habitat connectivity
_ _ would occur as a result of the project. The non-native,
Thave SAFETY and PRIVACTY concerns. Our homes are designed with large . . |
windows on the back to allow natural lighting and enjoyment of the open space disturbed habitats that would be Impacted by the
around us. [fthe proposed commercial “motel” type of building is constructed, roiect area are not composed of Multi-Habitat Plannin
this changes the entire feel of the community, bringing in people from all over, p J p g
which severely compromises the overall safety of the area. We will be looking iori ildli
nto this building from our bedriooms, where we presently look out to the hills Area Ialj]ds' Wher.e the majorlt'y'Of wildlife movement
i the north. PMB says that they will change the facilitics windows that ar occurs in the region. Connectivity between the lagoon,
south facing to be frosted and have balconies removed. We appreciate that, but . . . .
that is not sufficient mitigation. What would be sufficient mitization? As 1815 Gonzales Ca nyon, and San DlegU|t0 River is not
suggested at our meeting with PWB, this massive structure needs to be setback f :
at least SO0ft from the southern border, and the height and density must be Im paCtEd by the proposed prOJECt.
reduced. Twould like to reiterate that safety and privacy concerns are being
vinlated by the proposed presently designed direction of this project. . . .
18-23 The comment raises concerns over construction noise,
This is pat development, this is cuer.development tkat everyone in the vibrations, dirt, dust, and dgbrls. secFlon 5.3, Air Quality,
commmunity will wonder, “how m the world did this get approved’, if approved. of the SEIR addresses the air quallty |mpacts of the
There are known NATIVE AMERICAN Indian artifacts in this region (please project. To address dust, dirt, and debris impacts during
see attached from the Department of Real Estate of the State of California, refer i _ _ i i i
to page 8 of 13). We are prohibited from digging more than 6 inches in our ConStrUCU-On, CM AlR-1 requ“’es the PrOJ.eCt Comply with
vards. This is because of the concern that we might disturb MNative American the San Dlego Air Pollution Control District’s Rule 55,
artifacts. Additionally, the development of our community was shut down and . - . .
restricted to 47 homes because of Archeological architects found in the second I8-16 Fug|t|Ve Dust Control. This includes Wate”ng the site
ghase of this development. How was it that our community was completely : : PR : .
denied further developiment and this inappropriate structure is going to just dUrlng gradlng activities twice a day and redUCIng
monitor excavation activities to ‘mitigate” any artifacts that are found in vehicle speed on unpaved roads to 15 miles per hour.
digging? How 15 it that this monstrosity can be allowed to dig down 14 feet,
for a 3-story building, just a few feet away from our backyards? ]
Why is PROBOSITION A being ignored? This proposal seeks to allow a J 18-17 Per Section 51 O’ NOISe’ conStrUCt.lor? I:-]OISG |mpaCtS
would be mitigated to less than significant through MM-
Page 5 of 45 in Comment Letter I8 NOI-1, which requires the project to include one or
more of the following measures: administrative controls
(e.g., reduce operating time of equipment and/or
prohibit usage of equipment type[s] within certain
El Camino Real Assisted Living Facility Project City of San Diego
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variance to the City’s “MManaged Growth Initiative" (also known as Proposition
A passed by the voters in 1985). The variance/exception that the Developer 15
seeking is to allow the proposed project with a rarely used “uncodified CUP
ordinance”. Please note that nursing facilities are BROHIBITED within Prop A
lands. Given the major conversion of open space (General Plan; NCFUA
(North County Future Urbanization Area) Framework Plan; MSCP and SDRP
Concept Plan goals and objectives), a more thorough explanation and
justification of this action is merited. Significantly, the Developer is attempting
to process an “Uncodified Conditional Use Permit™ amendment to city
regulations (Council Policies 600-29 and 500-30) in order to exempt this
development from Proposition A and other open space restrictions.

We MUST NOT justify the deviation from relevant land use policies regarding
cpen space preservation, at a cost to the river park and other open space assured
for the public, through City-wide ballot measures and City-approved actions,
policies, and guidelines. This major change in land use to a large commercial
facility n open space and sumounding low-density 1esidential development
would significantly impact the character of the area. This should be a decision
by the electorate_and shonld be voted on by the peaple_not the City Couneil

Why is this project is MOT looking at alternative options, such as redesigning
the project. Instead, the applicant is stating that the project must be accepted
and approved as proposed. The applicant’s narrowly wiitten objectives
(walking distance to adjacent Church, “under-utilized™ site) do not allow for a
reasonable range of altematives. CEQA requires that project altematives be
explored! Project altemnatives such as (2) site the facility elsewhere and (b)
comply with curtent zoning by building single-family residences. But the
epplicant is opposed to this option.

Here's my opinion. If the applicant is really concerned about providing for the
welfare of “disabled” people in the Anmenian Church, to provide them a
facility within “walking distance”™ of the Church, why not build 5-6 single
family residences m this area? Mesh those residences with the presently
existing hoes at Stallions Crossing for look and feel? Of course, that will
NOT work: for them. It will most definitely work: if the concern was really
about our elderly. It most certainly does NOT work for a PROFIT DRIVEN
organization.

The project necessitates a long list of exemptions from the City’s adopted
planning policies and land use codes that govern the site to allow this
mappropriate high-mntensity project.

517
Cont.
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18-20

Page 6 of 45 in Comment Letter 18

distances to the nearest receiving occupied off-site
property), engineering controls (change equipment
operating parameters [speed, capacity, etc.] or install
features or elements that otherwise reduce equipment
noise emission [e.g., upgrade engine exhaust mufflers]),
and installation of noise abatement on the site's
southern boundary fencing in the form of sound
blankets having a minimum sound transmission class of
20 or comparably performing temporary solid barriers.
Additionally, Section 5.10 concluded that the expected
construction vibration impacts would be less than
significant, and no mitigation was required.

The comment raises concerns over the light pollution of
the project. As described in Section 5.9, Visual Effects, all
lighting would be directed downward, shielded, of the
minimum intensity to ensure adequate illumination and
safety, and would comply with the City's Outdoor
Lighting Regulations. Section 5.9 concluded that due to
installation of downward-directed and shielded lighting
fixtures and buffering of adjacent established uses with
proposed landscaping, the contribution of lighting
emitted from the Assisted Living Facility would remain
below a level of significance.

The comment raises concerns over the views and
proximity to the adjacent homes. Private views, such as
those from neighboring properties, are not protected
under the City's Significance Determination Thresholds
or CEQA.
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18-24 This comment is the same as 02-65 through 02-82.
Please see responses above.

The proposed project must therefore be REDESIGINED to comply with the
existing zoning and land ordinances. 1820

18-25 This comment does not raise an issue with the

adequacy of the environmental impact analysis. No
SAN DIEGUITO RIVER VALLEY 15 precious and should preserved. ] further response is required

The project site is within the San Dieguito River Park Focused Planning Area
(FPA) and adjacent to the San Dieguito Lagoon and Multiple Habitat Planning _ : : : :

Area (WHPA) and Gonzales Canyon wildlife corridor. Gonzales Canyon 18-26 This comment is a drawi ng of the prOJeCt pa rcel. No
connects the San Dieguito River Valley to the Del Mar Mesa / Carmel further res ponse is requ ired.
Mountam and Los Penasquitos Canyvon Preserve, as well as the Torrey Pines
State Preserve. The project site 15 highly visible within the San Dieguito River
Valley. Unfortunately, this entire mesa adjacent to the MHPA has been
permitted to develop in a piecemeal fashion over the past 10 years with little
regard for the surrounding resources and its regional connectivity. Entire
catnpuses with multiple buildings are being permitted and now this project
shoehormns a 40-foot tall 124 bed facility on less than 4 acres, completely out of
character with the surtounding area.

l8-21

We are concerned about the impacts of the development on the adjacent
wildlife corridor including noise, vibrations, human activity, lights, and the
size/bulk of the project, although it is clearly ncompatible with the surrounding
area. The proposed project as designed fails to adequately consider the
restoration of over 200 acres of San Dieguito Lagoon tidal wetland habitat
immediately to the west of the project site and a critical part of the wildlife
corridor and regional connectivity. The draft EIR fails to discuss the potential
impacts that the building mass, combined with other recently constructed
adjacent buildings, would create in limiting the movement of wildlife through
this area.

522

This project goes AGATNST all these improvements, by building a large
MONSTROSITY that will block and scare away wildlife from this area.

POLLUTION Impacts are concemning. The proximity of this MONSTROSITY

itself is a POLLUTION to our present neighborhood. We all chose to live here

because of the low-density residential area with open space. The building of 18-23
this structure is gomg to have a significant impact for ALL, especially those

living near this development, including wildlife. The construction noise,

Page 7 of 45 in Comment Letter 18
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vibrations, dirt, dust, debris, all disturbing our community for the duration of A
construction. 'We would not have a quiet, peaceful community arrymore. If the
facility is completed, there will be light pollution from the 24/7 lighting that is
inevitably going to be present in this construction. I realize that PMB plans to
mitigate it somehow. I can speak from personal experience of the present
Church, that any mitigation is not going to be enough, light travels. Noise
pollution is going to completely change the character of this community. Cur
views of the northern hills and the coast will be completely obstructed with this
proposed 3-story facility. Again, the proximity being so close and towering
over the adjacent 2nd story homes will completely take away views, sunlight
and blue sky.

18-23
cont.

Respectfully,
Matthew Cunningham
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June 19, 2023

Tom Brohard and Associates

Carstens, Black & Minteer, LLP
2200 Pacific Coast Highway, Ste. 318
Hermosa Beach, CA 90254

SUBJECT: EI Camino Real Assisted Living Facility Draft Subsequent
EIR -~ Transportation Issues and Deficiencies

Dear Mr. Carstens

Tom Brohard, P.E., has reviewed the transportation portions of the May 12,
2023, Draft Subsequent Environmental Impact Report (Draft SEIR) for the El
Camino Real Assisted Living Facility Project in the City of San Diego. The
proposed addition incorporates an assisted living facility into the St. John
Garabed Armenian Church Project. The Project Description in the Draft SEIR
states the assisted living facility proposes 104 assisted living beds and 20
memory care beds.

According to the September 15, 2014 Final EIR, the approved church project
included a 350-seat church, a multi-purpose two-story hall with main assembly
area to accommodate up to 500 persons, a two-story cultural and education 18-24
facility with 10 classrooms for Sunday school, a youth center which includes an
indoor basketball court, and 175 parking spaces for the Proposed Church
Project. The Draft SEIR for the Assisted Living Facility indicates the Church has
been constructed and it is operational. Current Google Earth photography
indicates temporary buildings are in place for some church operations, and 95
parking spaces have been constructed (an additional 12 parking spaces exist but
temporary buildings make these spaces unusable for vehicle parking).

Sections of the Draft SEIR for the Assisted Living Facility which | have
reviewed include:

ES - Executive Summary

Chapter 1.0 - Introduction

Chapter 3.0 - Project Description

Chapter 5.8 — Transportation

Appendix H.1 ~ Access Analysis (August 2021)
Appendix H.2 -~ VMT Memo (November 10, 2022)

YYVYYVYY

| have also reviewed portions of the September 15, 2014 Final EIR for the St.
John Garabed Church Project including Chapter 3.0 — Project Description,
and Chapter 5.8 — Transportation/Circulation and Parking.
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The following documents relating to the preparation of transportation studies
in the City of San Diego have also been reviewed:

» February 20, 2020 Draft Transportation Study Manual (TSM)
7 June 10, 2020 Draft Transportation Study Manual (TSM)
» September 19, 2022 Transportation Study Manual (TSM)

Education and Experience

Since receiving a Bachelor of Science in Engineering from Duke University in
Durham, North Carolina in 1969, | have gained over 50 years of professional
traffic engineering and transportation planning experience. | am licensed as a
Professional Civil Engineer both in California and Hawaii and as a
Professional Traffic Engineer in California. 1 formed Tom Brohard and
Associates in 2000 and have served many diverse communities as the City
Traffic Engineer and/or the Transportation Planner. During my career in both
the public and private sectors, | have reviewed numerous environmental
documents and traffic studies for various projects as shown in a brief
summary of my experience in the enclosed resume.

18-24
Transportation Issues and Deficiencies Cont.

The May 12, 2023, the Draft Subsequent Environmental Impact Report (Draft
SEIR) for the El Camino Real Assisted Living Facility Project requires
revisions to correct several errors and omissions. Each of the following
transportation issues must be fully addressed, analyzed, and revised before
the City of San Diego acts on the Proposed Project:

1) City’s Transportation Study Manual (TSM) Requirements Not Followed

Page 1 of Appendix H.1 Access Analysis August 2021 states “Based on the
City of San Diego’s new SB 743 pliant CEQA i ce Thresholds for
Transportation implemented via the City of San Diego Transportation Study
Manual (September 2020).,."

Draft TSM Reports dated February 20, 2020 and June 10, 2020 were issued
by the City of San Diego, with the current final report dated September 19,
2022. | could not find any September 2020 TSM report issued by the City of
San Diego as referenced in the Access Analysis.

Each of the three TSM Reports that | reviewed requires that the City of San
Diego approve the Project Information Form (PIF), and that the approved PIF
be included in the Project's Transportation Study Appendix. The PIF in the
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Appendix to the Access Analysis does not indicate that the City of San Diego
reviewed and approved or required revisions. The PIF also was not signed
and as required by a Reg Traffic Engi in California.

None of the three City TSM Reports indicate traffic counts made on Thursday,
February 23, 2012, for the St. John Garabed Armenian Church traffic study
could be up to esti traffic used in I of existing
or future conditions. Instead of factoring, each of the City TSM Reports state:

» "New transportation data is required if available data is older than two
years.."

Counts used in the Access Analysis were made in 2012, 11 years ago

> “For areas near beaches, counts should be taken during summer months
(between Memorial Day and Labor Day when schools are not in session)
or should be adjusted to reflect typical summer conditions.”

Counts used in the Access Analysis were made in the winter in February,
not during the summer months. Instead, The City's TSM requires traffic
volumes to be collected when local traffic volumes are influenced by
beach traffic. In addition, traffic to and from the San Diego County Fair at
the Del Mar Fairgrounds (daily in 2023 from June 7 through July 4) or
during the horseracing season on Thursdays through Sundays at the Del
Mar Racetrack (in 2023 from July 21 through September 10) should also
be considered.

"Any deviation should be discussed with City staff.”

v

No evidence is presented to indicate if City staff knew or approved of the
approach used in the Access Analysis in Appendix H-1 to factor up 11-
year-old counts

The Access Analysis factored up traffic volumes measured in 2012 to forecast
current traffic volumes and also factored up 2016 forecast traffic volumes to
establish future volumes for analysis. If the City of San Diego approved of the
factoring that was done, then formal concurrence of that approach should
have been given and shown in Appendix H-1. Without proof of City
concurrence, using factored volumes cannot be relied upon and/or utilized to
reach engineering decisions in the Access Analysis.

Trip Generation Forecasts for Assisted Living Are Unrealistically Low

Page 8 of the Access Analysis relies upon trip generation developed by the
City of San Diego prior to May 2003, more than 20 years ago. Table 3.1 in the

18-24
Cont.
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Project Description in the Draft SEIR provides project trip generation
forecasts for 87 dwelling units proposed for congregate care and for 20 beds
for convalescent/nursing.

The trip generation rates used for congregate care in the Draft SEIR are
incorrectly based on dwelling units rather than the number of beds. Page 3-3
of the Project Description states “The proposed 105 units would include 87
assisted living units and 18 memory care units. A total of 124 beds would be
provided, including 104 assisted living beds and 20 memory care beds.”

| have calculated weekday daily trips for the proposed project based upon
data published by the Institute of Transportation Engineers (ITE) in their
September 2021 Trip Generation Manual, 11" Edition. As shown on the
er , the gt kday trip 1 rate per bed for Land Use
254, Assisted Living, is 2.60 trips per weekday. With 104 assisted living beds
in the Proposed Project, 270 daily weekday trips will be generated. With 20
memory care beds in the Proposed Project, ITE Land Use 620, Nursing
Home, is the closest comparable land use and would generate 3.06 weekday
daily trips per bed, 61 weekday daily trips for the memory care portion of the
Proposed Project. Using the most recently available data provided by ITE, the
Proposed Project can be exp to 331 daily trips.

With 331 weekday daily trips, the September 19, 2022 City of San Diego
Transportation Study Manual (TSM) Transportation Analysis Scoping
Flowchart on Page 12 requires both a Transportation VMT CEQA Analysis as
well as a Local Mobility Analysis, with neither of these analyses being
screened out. The Local Mobility Analysis in the Draft SEIR contains many
errors as indicated throughout this letter, and Appendix H-2 (Transportation
VMT CEQA) analysis was not conducted according to the City's TSM.

Church and Assisted Living Project Parki t Be Anal! Together

Table 5.8-12 on Page 5.8-11 of the Final EIR for the Church provides parking
rates and peak parking demand individually for the Church, Assembly Hall,
Church offices, cultural center classrooms, cultural center office, and youth
center. With 500 portable seats and assuming three persons per vehicle for
the Assembly Hall, the overall peak parking demand ie shown as 165 vehicles
on a Saturday afternoon. At the same time, Table 5.8-12 shows there will be
no parking demand created by any of the other buildings or uses during
Saturday afternoons.

It is unreasonable and illogical to assume that there will be no parking
demand created by any of the other uses during Saturday afterncons. In
addition, the Sunday parking totals for both the moming and the afternoon are
incorrectly added — these should total 12 parking spaces used on Sunday

18-24
Cont.
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morning and 158 parking spaces used on Sunday aﬁernoon Furlhermove
the parking demands have not been accc d by a all
of the planned events for the approved Church plus auxiliary buildings.

After correcting the existing errors in Table 5.8-12 to properly show the
parking demand, it must be adjusted to match the schedule of events for each
of the buildings including the Assembly Hall, Church offices, cultural center
classrooms, cultural center office, and youth center. Parking calculations for
the Assisted Living Project Facility result in the need for 57 parking spaces
according to Page 3-4 of the SEIR. These spaces, together with the 175
parking spaces required for the Church Project FEIR, result in a total of 232
required parking spaces for the campus as p but without consi: 1
for schedule overlaps of the buildings.

Only 107 parking spaces have been bum and 12 of those parking spaces are
currently occupied with (and The Church
Pro.ect plus the proposed Ass-sted Living Facility must be evaluated with the

hedules for the individual building uses to make sure the overall
peak parking demand will be met.

4) Church and Assisted Living Project Traffic Must Be Analyzed Together 1824

The Draft SEIR for the Assisted Living Project states the Access Analysis has Cont.
been prepared to review conditions on El Camino Real at the church
driveway, an intersection that was not evaluated in the 2014 Final EIR. This
driveway provides a single right turn only lane from northbound El Camino
Real into the church dri y after a short ion lane as well as a
single right turn only exit lane from the Church into a single acceleration lane.

The existing continuous raised median on EI Camino Real requires all traffic
to enter the church from the south, with southbound traffic passing the church
on El Camino Real, making a U-tum at the traffic signal at Sea Country Lane,
and then traveling northbound on El Camino Real to the deceleration lane
followed by a right tum into the church property. Al traffic leaving the church
property must always travel northbound on El Camino Real to the traffic
signal at San Dieguito Road, with traffic heading south to the City of San
Diego after making a U-tumn there.

The Church Project approved in 2014 included a 350-seat church and three
auxiliary buildings. The Draft SEIR for the Assusted Living Project indicates
that the 350-seat church has been d and is op I In my
review of Google-Earth photography dated June 2023, | confirmed thal the
church building has been constructed together with 107 parking spaces.
Three temporary buildings have also been constructed, with one of those
buildings occupying 12 parking spaces in the parking lot for the church.
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The Transportation/Circulation and Parking chapter of the 2014 Final EIR
provi limited i i ing trips and parking, and it lacks the detail
needed to provide proper analyses of these topics. The listing of facilities in
the Final EIR for the Church does not acknowledge that several buildings will
be in use at the same time (i.e., Church, Sunday School, and children's
programs). In fact. just the opposite assumptions have been made,
particularly in regard to parking at the site where no overlapping attendance
has been assumed. At this time, there are no limitations on concurrent use of
traffic, parking, and loading/unloading facilities which may dramatically
overload the driveway access as well as the parking facilities without even
considering the incremental increase in traffic and parking for the Assisted
Living Facility.

Details are needed from the Church to evaluate the traffic volumes and
parking associated with the initial and future construction as well as the
combined impacts of the 2014 Final EIR with the Draft SEIR on the access
driveway and on the adjacent signalized intersections including these:

» Current and p church schedules with gap time services to
facilitate reuse of parking stalls

Concurrent planned activities with church services such as Bible study,
Sunday scheol, children’s programs, etc.

v

» Real data to support person and vehicle occupancy for the church
services and other activities

» Number of drop-offs and pick-ups associated with the start and conclusion
of regular worship services as well as other regular events

v

Special events such as lunches, dinners, and other gatherings, together
with attendance and schedules of these events

The Access Analysis must be revised to consider these factors for the Church
as approved in 2014 together with the Proposed Assisted Living Project,

lyses Must Be Rea zed with Both Projects

The Access Analysis must be expanded to include these additional topics and
to analyze and mitigate them using accepted traffic engineering and
transportation planning practices:

a) Stopping Sight Distance - Stopping sight distance at the Church
driveway and EI Camino Real has not been reviewed or analyzed The
driveway is located within a northbound downgrade of about 2 percent on

18-24
Cont.
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June 19, 2023

El Camino Real Assisted Living Facility Draft SEIR — Transportation Issues

the inside of a sup: hori. curve b Sea Country Lane
and the Church driveway. Adjacenl embankments on both sides of the
y further limit stopping sight di at this i

The 7* Edition of A Policy on Geometric Dglgn of thwaE and Streets
2018 The Green Book published b of State

Highway and Transportauon Officials (AASHTO) is the definitive resource
of stopping sight distance. This publication is used by Caltrans as well as
all local jurisdictions in California. Traffic engineers and transportation
planners understand that stopping sight distance is based upon the design
speed of the roadway under review, a speed which is typically 10 MPH
higher than the posted speed limit. With a posted speed limit of 50 MPH, a
desugn speed of 60 MPH must be used to evaluate the Church driveway
for pping sight di S ing sight for a 60
MPH design speed is 570 feet as shown in Table 3-1 on Page 3-4,
Stopping Sight Distance on Level Roadways, in the Green Book

Traffic speeds on northbound EI Camino Real are higher than the posted
50 MPH speed limit for these reasons:

» Based on roadway elevations available from USGS National Map
viewer (https:/apps.nationalmap.gov/viewer/), northbound El Camino
Real has a downgrade of about 6 percent between Derby Downs Road
and Sea Country Road (the roadway elevation decreases by about 120

feet in the 2,000-foot di The de then
decreases to about 2 percent be|ween Sea Coumry Road and the
Church d y as the roadway by about 30 feet

in this 1,600 foot distance.

» The horizontal curve on El Camino Real between Sea Country Road
and the Church driveway is superelevated and banked like you would
encounter on a vehicle racetrack. This design is commonly used on
freeways and high-speed expressways, but is not usually used on City
streets as it allows and encourages higher speeds

v

Northbound motorists on EI Camino Real approaching the church
driveway typically exceed the posted 50 MPH speed limit with the
roadway downslope of 6 percent transitioning into flatter 2 percent plus
the superelevation. In one of the current Google Earth ground level
photographs, a vehicle speed feedback sign was positioned in the
raised median in the horizontal curve to remind motorists of their
speeds, an indication that the City of San Diego recognized the issue
of speeding downhill traffic. However, this temporary speed feedback
sign will not decrease the speed of northbound vehicles as speeds
tend to increase back to before the feedback sign after 600 feet

18-24
Cont.
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beyond the sign. Hill waming symbol signs for vehicles and/or
bicyclists at the inning of the gl near Derby Downs Road
should be considered and the wide vehicle lanes should be narrowed

The 140-foot-long right turn lane constructed as required as a Project
Design Feature in the 2014 FEIR on northbound El Camino Real for the
Church driveway is not sufficient to provide proper deceleration out of the
travel lanes as well as appropri ing sight di for the 60 MPH
design speed of the roadway. From Google Earth ground level
photography, stopping sight distance of northbound traffic in the outside
lane of EI Camino Real from a driver's eye located 10 feet before the limit
line on the Church driveway is about 360 feet. This distance equates to a
speed of 45 MPH for northbound El Camino Real, a distance that is
insufficient for the design speed of 60 MPH as well as for the posted
speed limit of 50 MPH.

To correct these i and to vehicle/vehicle and
vehicle/bicycle weaving, the right turn lane must be lengthened to
accommodate deceleration out of the through travel lanes and the
embankment on the south side of the Church driveway must be graded
down and back to provide at least the required 570 feet of stopping sight
distance at this location. Land ing in the sight di triangle must
also be limited and restricted to no more than 24 inches in height.

E ion of the ion areas and ions into the left turn lanes
are required to add icti i its b hi
and bicyclists. With the identified improvements, rear-end and side-swipe
collisions at high speeds between bicyclists and vehicles can be avoided

Bicycle Facilities on El Camino Real Should Be Enhanced — The Draft

SEIR requires that the Assisted Living Project contain twelve short term
and four long term bicycle parking spaces. The residents of this facility will
use bicycles to travel among the buildings within the Church site and on
El Camino Real. | also understand that bicycle riders on El Camino Real
often travel in groups at moderately high speeds of 35 MPH or more.
Except where the { and i lanes have been
constructed adjacent to the church, vehicle travel lanes are very wide on
both sides of El Camino Real. These 12’ to 16' wide vehicle lanes
encourage excessive vehicle speeds, particularly on the downhill grade
through the horizontal curve. To enhance safety for bicyclists, EI Camino
Real should be restriped to provide Class IV protected bicycle lanes with a
4’ or wider painted buffer between the bicycle lanes and the outside
vehicle travel lanes.

18-24
Cont.
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Mr. Doug Carstens
El Camino Real Assisted Living Facility Draft SEIR - Transportation Issues
June 19, 2023

All Vehicle Travel for the Proposed Project Requires U-Turns —

Vehicle and bicycle crossings from the Proposed Project to southbound El
Camino Real require ing the northbound lane, ing
two high speed northbound through lanes, entering the northbound left
turn lane at the traffic signal at San Dieguito Road, and making a U-turn
with the green arrow, Similarly, southbound vehicle and bicycle traffic on
El Camino Real is required to pass the church driveway, merge left across
two high speed through lanes, enter the left turn lane at Sea Country
Lane, make a U-turn, and travel northbound to reach the Church driveway.
Each of these maneuvers requires extreme caution and care, particularty
under the high speeds that will be encountered in both directions on E|
Camino Real to reach the inside left tumn lanes for U-tums

Left Turn/U-Turn Lane Lengths at Traffic Signals Are Too Short — All
vehicles accessing the church property are required to make a U-turn as
described above to arrive at or leave the Church. The raised median on EI
Camino Real at San Dieguito Road has a 120-foot-long reverse taper that
then enters into a 150-foot-long U-turn lane. The total distance required to
stop from the posted 50 MPH speed limit is 425 feet which significantly
exceeds the existing length available to slow and stop before U-turning
Accepted traffic i ing practi q that all and
stopping must occur within the left turn/U-tum lane rather than in the
inside through lane, requiring an extension of the left turn/U-tum lane of a
minimum of 275 feet. At the same time, the reverse taper leading into the
turning lane should also be extended to 150 feet for smoother and safer
entry at the posted 50 MPH speed limit. Without lengthening the reverse
taper and the left turn/U-turn lane, vehicles will overflow into the inside
through lane, resulting in an increase in rear end collisions.

Similar conditions exist and require correction on EI Camino Real at Sea
Country Lane that serves the Stallion’s Crossing residential development.
The raised median on El Camino Real at Sea Country Lane has a 90-foot-
long reverse taper that enters into a 180-foot-long U-turn lane. The total
distance required to stop from the posted 50 MPH speed limit is 425 feet
which significantly exceeds the existing length available to slow and stop
before U-turning. Accepted traffic engineering practice requires that all
deceleration and stopping must occur within the left tum/U-turn lane rather
than in the inside through lane, requiring an extension of the left turn/U-
turn lane of a minimum of 245 feet. The reverse taper into the turning lane
should also be extended to 150 feet for smoother and safer entry. Without
lengthening the reverse taper and the left turn/U-turn lane, vehicles will
overflow into the inside through lane, resulting in an increase in rear end
collisions.

18-24
Cont.
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5) Transportation Vehicle Miles Traveled (VMT) CEQA Analysis Is Required
Appendix H-2 pi a N ber 10, 2022 d by CR

Assocuates regardmg expected vehicle miles traveled (VMT) by the project.
This memo and portions of the SEIR rely on trip generation of the project
being less than 300 trips per day. As discussed above, | believe the Assisted
Living Project daily trip generation will be at least 331 weekday daily trips.

The Ti p on Page 12 of the September
19, 2022 City of San Dlego Transponallon Study Manual (published and
effective about 2 months prior to Appendix H-2) requires that a Transportation
VMT CEQA Analysis be prepared if more than 300 daily trips will be
generated. As indicated above, the El Camino Real Assisted Living Project
will generate at least 331 weekday daily trips and this analysis is requlred
Typically, mitigation measures must also be i into the Prop:
Project to reduce the vehicle miles traveled by at least 15 percent.

6) Emergency Evacuation and Service Plan Is Required

Legislation has been drafted (SB-571) to require evaluation of emergency
evacuation and preparation of a supporting plan. This is a two-year Senate
Bill and will be considered next year. With the Proposed Project site located in
an extremely high fire area subject to high winds, an emergency evacuation
plan must be prepared and monitored for the safety of the residents, guests,
and employees of the El Camino Real Assisted Living Facility.

Details must be provided that demonstrate how the 24-foot-wide, two-way
aisle through the parking lot at St. John Garabed Armenian Church will
remain open and available during emergency conditions, and for paramedics
and ambulance services at all times to the Assisted Living Facility.

Conclusions

There are significant deficiencies in the EI Camino Real Assisted Living Facility
Draft SEIR. These omissions and errors summarized and detailed throughout
this letter require that each of these issues and items be reanalyzed and
reevaluated through additional study before the Proposed Project is considered
further by the City of San Diego.

If you have i g these please contact me at your
convenience.

10
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Respectfully submitted,

Tom Brohard and Associates

A,

Tom Brohard, PE
Principal

Enclosures
» Resume

» Trp_Generation Manual, 11" Edition, published by the Institute of
Transportation Engineers (ITE), September 2021 — Land Uses

» A Policy on Geometric Design of Highways and Streets 2018 The Green
Book, 7" Edition, published by the American Association of State Highway
and Transportation Officials (AASHTO) — Table 3-1

18-24
Cont.
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Tom Brohard, PE 4
Licenses: 1975/ Professienal Engineer ! California — Civil, Mo. 24577
1977 | Professional Engineer ! California — Traffic, Mo, 724
2006/ Professional Engineer / Hawail — Civil, No. 12321
Education: 1969 ! BSE ! Civil Engineering { Duke University
Cxpetience: 50+ Years
Memberships: 1977} Institute of Transportation Engineers — Fellow, Life
1975 / Orange County Traffic Engineers Ceuncil - Chair 1982-1983
19811 American Public Works Association — Life Member
Tem is a receqnized expert in the field of traffic engineering and transportation planning. His
background also includes respensibility for leading and rmanaging the delivery of various
contract services to numercus cities in Seuthern California.
Tomn has extensive experience in providing transportation planning and traffic engineering
services to public agencies. In additien to cenducting traffic engineering investigations for
Los Angeles County from 1972 1o 1975, he has previously served as City Traffic Engineer in
the fellowing communities:
o Bellflower ... 1997 - 1996
o Bell Gardens . 1982 - 1995 18-24
o Big Bear Lake.. L2006 - 2015 Cont
o Indio.......... ..200% - 2019 '
o Huntingten Beach .. L1995 - 2004
o Lawndale... L 1973- 1978
o Los Alamitos 1981 - 1982
o Cceanside... e 1981 - 11982
o Paramount 1982 - 1588
o Ranche Palos Verdes e 19731978
o Roling Hills................ w1973 - 11978, 1985 - 1993
o Roling Hils Estates 1973 - 1978, 1984 - 1991
o San Fernando.. 2004 - Prezent
o San Marcos.... . 15981
o Santa Ana 1978 - 1981
o Wastlake Village ..., 1983 - 1994
During these assignments, Tom has supervised City staff and directed other consultants
including traffic engineers and transporation planners, traffic signal and street lighting
persennel, and signing, gtriping, and marking crews. He has securad over $10 million in grant
funding for wvarous improvernents. He has managed and directed many traffic and
fransportation studies and projects. While senving these communities, he has persenally
conducted investigatiens of hundreds of dtizen requests for various traffic control devices.
Tom has alse successfully presented numercus engineering reperts at City Counci, Planning
Cornrnissien, and Traffic Cormmission meetings in these and other municipalities.
Tom Brohard and Associates v
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In hiz 14 years of service tothe City of Indio, Tom accomplished the following:

Owversaw preparation and adoption of the 2008 Circulation Elerment Update of the
General Plan including development of Year 2035 buildout traffic volurmes, revized
and simplified arterial roadway cross sections, and reduction in acceptable Level of
Senvice oiterla under certain conditicns.

Cwerzaw preparation of fact sheetsidesign exceptions to reduce sheulder widths on
Jackson Street and on Monroe Street over |-10 as well as justifications for protected-
permissive left turn phasing at |-10 en-ramps, the first such installations in Caltrans
District § in Riverside County, reviewed plans and provided assistance during
construction of both $2 millien prejects to install traffic signals and widen three of four
ramps at these two interchanges under Caltrans encreachment permits.

Reviewed traffic signal, signing, striping, and work area traffic control plans for the
County's $45millien [-10 Interchange Improvemaent Preject at Jaffersen Street

Reviewed fraffic impact analyses for Project Study Reports evaluating different
alternatives for bulldout improvements of the |-10 Interchanges at Jefferson Streset,
Monroe Street, Jacksen Street and Colf Center Parkway.

Owersaw preparation of plans, specifications, and contract docurments and provided
construction assistance for over 70 raffic signal installations and medifications.

Reviewed and approved over 2,000 work area traffic control plans as well as signing
and striping plans for all City and developer funded readway improvernent projects.

Owversaw preparation of a City-wide traffic safety study of conditions at all schools.
Chtained $47,000 grant from the California Office of Traffic Safety and implementad
the City's Traffic Collision Database Systern. Annually reviews “Top 25" collision
locations and provides traffic engineering recommendations to reduce collisions.

Prepared over 1,500 work orders directing City forces to install, medify, andlor remove
traffic signs, pavernent and curb markings, and roadway striping.

Cwersaw preparation of engineering and traffic surveys to establish enforceable speed
lirnits on over 500 treet segments.

Reviewed and approved traffic impact studies for more than 35 major projects and
special events including the annual Goeachella and Stageceach Music Festivals.

Developed and implemented the City's Golf Cart Transportation Program.

Since forming Tom Brohard and Associates in 2000, Tom has reviewed many traffic impact
teports and envirenmental decuments for various development projects. He has provided
axpert witness services and also prepared traffic studies for public agencies and private
sactor clents.

Tom Brohard and Associates

18-24
Cont.
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The City of

SAN DIEGO)

Transportation
Study Manual (TSM)
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DATE: 09/19/2022

Y
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The City of [ Y

SAN DIEGO i

t’ransportatlan Analysis ScopingJ

For Development Projects

Screening Criterla
Lol Moty Analysis

unadjasted drivewsy
Locally Serving Public trips; Incormistent

Faciities with Commenity Pan
Locally Serving Retal Zonieg; Less than 500

No LMA Analysis

Project that results in drhmway ipa)
et decrease in - Propasinthe
ol progect VIAT Cowntwn
ion

Ares the generate
dutn housing) s than 2,400 daity
Aftardable housing radjuste trips.

+ +

Transportation VMT
CEQA Analysis Not Screened Out

Local Mobllity Analysis
equired

No =
Improvements mprovemants
s Necessary

Lane
Conflgwration

18-24
Cont.

Required

Less Than
Significant

Mitigation
TOM

Construction of
pedestrian a0d
bicyde facilities

tracest
Erastctune
Improvemenss
Aconss.
improvements

Less Than
Significant

ignificant

* Gity StafT may request analysis or acditional study requirements due to location, praject complexity, locel transpartation

system complexity, o other Jocal context despite meeting the screening critaria listed in the flow char.
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Generation
Manual

11th Edition * Volume 3

General Urban/Suburban
and Rural
(Land Uses 000-399)

Institute of Transportation Engineers
September 2021
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Land Use: 254
Assisted Living

Description

An assisted living complex Is a residential setting that provides either routine general protective
oversight or assistance with activities necessary for independent living to persons with mental or

physical limitations. The typical resident has difficulty ing in an i dent living
but does not require nursing home care. its centralized services typically include dining, housekeeping,
social and physical activities, { i and ion.

The complex commonly provides separate living quarters for each resident. Alzheimer's and ALS
care are commonly offered at an assisted living facility. Living quarters for these patients may be
located separately from the other residents

Assisted care commonly bridges the gap between independent living and a nursing home. In some
areas of the country, an assisted living residence may be called personal care, residential care, or
domiciliary care. Staff may be available at an assisted care facility 24 hours a day, but skilled medical
care—which is limited in nature—is not required. Congregate care facility (Land Use 253), continuing
care retirement community (Land Use 255), and nursing home (Land Use 620) are related uses.

Additional Data

The technical appendices provide supporting i ion on ti f-day for this
land use. The appendices can be accessed through either the ITETripGen web app or the trip
generation resource page on the ITE website (https:/

and-parking-generation/)

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Connecticut, New
Jersey, New York, Oregon, Pennsylvania, Tennessee, Texas, and Utah

Source Numbers
244, 573, 581, 611, 725, 876, 877, 912, 1016, 1029

He= General Urban/Suburban and Rural (Land Uses 000-399) 435

18-24
Cont.
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(254)

Assisted Living

Vehicle Trip Ends vs: Beds
On a: Weekday

Number of Studies: 2
Avg. Num. of Beds: 135

Setting/Location: General Urban/Suburban

Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bed

[ Average Rate Range of Rates Standard Deviation |
[ 260 186-4.14 I
Data Plot and Equation Caution ~ Small Sample Size
=0
x
x
18-24
Cont.
50
5
g
g
s
100
Lo ° wo x0
X = Nurber of Beds
X StudySRe  emeee Average Rate
Fitted Curve Equstion: Not Given Rim

436 Trip Generation Manual 11th Edition * Volume 3
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z 4
A Commusily of Trwnpactesen Prefessionss

Trip
Generation

Manual

11th Edition * Volume 4
General Urban/Suburban

and Rural
(Land Uses 400-799)

Institute of Transportation Engineers
September 2021

0000
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Land Use: 620
Nursing Home

Description

A nursing home is a facility whose primary function is to provide care for persons who are unable
to care for themselves. Examples include rest homes, chronic care, and convalescent homes.
Skilled nurses and nursing aides are present 24 hours a day at these sites. Residents often require
treatment from a registered healthcare professional for ongoing medical Issues. A nursing home
resident is not capable of operating a vehicle. Traffic is entirely generated by employees, visitors,
and deliveries. Assisted living (Land Use 254) and inuing care retirement ity (Land
Use 255) are related uses.

Additional Data

The technical appendices provide supporting information on time-of-day distributions for this
land use. The appendices can be accessed through either the ITETripGen web app or the trip
generation resource page on the ITE website (https://www.ite.org/technicel-resources/topics/trip-
and-parking-generation/).

The average numbers of person trips per vehicle trip at the three general urban/suburban sites at
which both person trip and vehicle trip data were collected were as follows: 18-24
* 1.0 during Weekday, Peak Hour of Adjacent Street Traffic, one hour between 7 and 9 a.m. Cont.
* 1.1 during Weekday, AM Peak Hour of Generator

* 1.5 during Weekday, PM Peak Hour of Generator

The sites were surveyed In the 1980s, the 1990, the 2000s, and the 2010s in Alberta (CAN),
Florida, New Hampshire, New Jersey, New York, Ontario, Canada, and Texas.

Source Numbers
436, 502, 598, 734, 878, 971, 972

642  Trip Generation Manual 11th Edition * Volume 4 W
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Nursing Home
(620)

“l

Vehicle Trip Ends vs: Beds
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 3
Avg. Num. of Beds: 160
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bed

Average Rate Rangs of Rates

Standard Deviation

308 260-3.25 033 ]
Data Plot and Equation
1
x
L /’/
P 4
B .
-
P e
x
20 %"
°
) ) 20 % w
X = Nurmber of Bads
X StdySee  eeeas Average Rate
Frted Curve Equation. Nut Given [ o
ite= General Urban/Suburban and Rural (Land Uses 400-795) 643
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A Policy on
Geometric Design of
Highways and Streets
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A
34 | APolicyon Geometric Design of Highways and Strasts
US. Customary I Motric -
‘ y? p (3-1)
dy=1.075 — dy =0.039 —
a a

where: | where:

d, = braking distance, fe = braking distance, m

¥ = design speed, mph ¥ = design speed, km/h

@ = deceleration rate, ft/s* | @ = deceleration rate, m/s*
Studics documented in the literature (£9) show that most drivers decelerate at 2 rate greater
than 14.8 fo/s? [4.5 m/%] when confronted with the need to stop for an unexpected object in
the roadway. Approximately 90 percent of all drivers decelerate at rates greater than 11.2 ft/s*

[3.4 m/s*]. Such decelerations are within the driver’s capabiliry to stay within his or her lane and

| maintain steering control dusing the braking maneuver on wet surfaces, Therefore, 11.2 f/5* [3.4
m/s"] (a comfortable deceleration for most drivers) is recommended as the deceleration threshold
for determining stopping sight distance. Implicit in the choice of this decelerstion threshold is
the asscssmeat that maest vehicle braking systems and the tire-pavement friction levels of most
roadways are capable of providing a deceleration rate of at least 11.2 ft/e? [3.4 m/s%). The friction
available on most wet pavement surfaces and the capabilities of most vehicle braking systems can
provide braking friction that exceeds this deceleration rate. 18-24
Cont.

Tabla 3-1. Stopping Sight Distance on Level Roadways

s. EE

Design | Braka | Besking Stopping Design
Spoad | Resction | Distance | Sight Distance Speed

{mph) | Distance | on Lovel | Cafculated | Design | | G/}
) {fe) 1) ()

[ 15 | 551 | 216 | 767 ) 20
2 | 735 | 384 119 115 30

25 | 919 | 600 | 1519 | 155 |[ 40
30 | 1103 | es4 | 1967 | 200 || so
1286 | 1176 | 2462 | 250 50
1470 | 1536 | 3006 | 305 70
1654 | 1944 | 3508 | 3s0 80 | 556 | 734 | 1290 | 1%
1838 | 2400 4238 425 || %0 | 626 929 1555 160
2021 | 2903 | 4924 m 100 | 695 | 1147 | 18s2 | 185 |
| 2205 | 3455 su. o 110 | 765 | 1388 | 2153 | 220
| 2389 | avss | s | [Ti20 | &34 1652 | 2486 | 250

70 2573 470.3 727A 730 J 130 0.4 1938 284.2 285
75 | 2756 | 5399 | 8155 | 820 o | 973 | 2248 | 3221 | 325 |
|_80 [ 29a0 [ 6143 | 9083 | 910

85 3135 6935 IGU7D 10|D

Nota: Brake reaction distance prediceted on a time of 2.5 5; deceferation rate of 11,2 f/e? (3.4 m/s’)
used to determine calculated sight distance.
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Department of Real Estate
of the
State of California

PLANNED DEVELOPMENT
FINAL SUBDIVISION PUBLIC REPORT

In the matter of the application of

CRV STALLIONS CROSSING, L.P., FILE NO.  107139LA-FO0
A CALIFORNIA LIMITED PARTNERSHIP
ISSUED: JULY 03, 2002

EXPIRES:  JULY 02, 2007

for @ Final Subdivision Public Report on

THE VILLAS AT STALLIONS CROSSING,
MAP NO. 14299
“VILLAS AT STALLIONS CROSSING" - PHASE 4

SAN DIEGO COUNTY, CALIFORNIA PAULA REDDISH ZINNEMANN
Real Estate Commissioner

CONSUMER INFORMATION

< This report is not a or of the ivision; it is informative only.
% Buyer or lessee must sign that (s)he has received and read this report.

% A copy of this subdivision public report along with & statement advising that a copy of the public report may be
obtained from the owner, subdivider, or agent at any time, upon oral or written request, must be posted in a
conspicuous place at any office where sales or leases or offers to sell or lease interests in this subdivision are
regularly made.  [Reference Business and Professions (B & P) Code Section 11018.1(b)]

This report expires on the date shown above. All material changes must be reported o the Department of Real Estate.
(Refer to Section 11012 of the B&P Code; and Chapter 6, Title 10 of the California Administrative Code, Regulation
2800.) Some material changes may require amendment of the Public Report; which Amendment must be obtained and
used in lieu of this report.

Section 12920 of the California Government Code provides that the practice of discrimination in housing accommo-
dations on the basis of race, color, religion, sex, marital siatus, national origin, physical handicap or ancestry, is against
public policy.

Under Section 125.6 of the B&P Code, California real estate licensees are suh_yc:! to disciplinary action by the Real
Estate Commissioner if they discriminate or make any inction or i the sale or lease of real
property because of the race, color, sex, religion, ancestry, national origin, or phym:al handicap of the client. If any
prospective buyer or lessee believes that a licensee is guilty of such conduct, (s)he should contact the Department of
Real Estate.

Read the entire report on the following pages before contracting to buy or lease an interest in this subdivision.

RE 618 (Rev. 12/69)

18-25
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COMMON INTEREST DEVELOPMENT
GENERAL INFORMATION

Ci I D

The project described in the attached Subdivision Public
Report is known as a common-interest development. Read
the Public Report carefully for more information about the
type of development., The development includes common
areas and facilities which will be owned and/or operated by
an owner’s association. Purchase of a lot or unit
automatically entitles and obligates you as a member of the
association and, in most cases, includes a beneficial interest
in the areas and facilitics, Since membership in the
association is mandatory, you should be aware of the
following information before you purchase:

Governing Instruments

Your ownership in this development and your rights and
remedies as a member of its association will be controlled by
governing instruments which generally include a Declaration
of Restrictions (also known as CC&R's). Articles of
Incorporation (or association) and bylaws, The provisions of
these documents are intended to be, and in most cases are,

Usless you serve as a member of the governing board or on
@ committee appointed by the board, your control of the
operation of the common areas and facilities is limited to
your vote as a member of the association. There are actions
that can be taken by the governing body without a vote of
the members of the association which can have a
significant impact upon the quality of life for association
members.

Subdivider Control

Until there is a sufficient number of purchasers of lots or
units in & common interest development to elect a majority
of the governing body, it is likely that the subdivider will
effectively control the affairs of the association. It is
frequently necessary and equitable that the subdivider do
50 during the early stages of development. It is vitally
important to the owners of individual subdivision interests
that the transition from subdivider to resident-owner
control be accomplished in an orderly manner and in &
spirit of cooperation.

enforce-able in a court of law. Study these d
carefully before entering into a contract to purchase a
subdivision interest,

Assessments

In order to provide funds for operation and maintenance of

the common facilitics, the association will levy assessments
against your lot or unit. If you are delinquent in the payment
of assessments, the association may enforce payment through
court proceedings o your lot or unit may be liened and sold

Coop ive Living

When contemplating the purchase of a dwelling in a
common interest development, you should consider factors
beyond the attractiveness of the dwelling units themselves,
Study the governing instruments and give careful thought
to whether you will be able to exist happily in an
atmosphere of cooperative living where the interests of the
group must be taken into account as well as the interests of
the individual, Remember that managing a common
interest is very much like governing a small

through the exercise of a power of sale.  The anti

income and expenses of the association, including the
amount that you may expect to pay through assessments, are
outlined in the proposed budget. Ask 10 see a copy of the
budget if the subdivider has not already made it available for
your examination.

Common Facilities

A homeowner association provides a vehicle for the
ownership and use of recreational and other common
facilities which were designed 10 attract you to buy in this
development. The association also provides a means to
accomplish architectural control and to provide a base for
homeowner interaction on a variety of issues. The purchaser
of an interest in a common-interest development should
contemplate active participation in the affairs of the
association. He or she should be willing to serve on the board
of directors or on committees created by the board. In short,
“they" in a common interest development is “you".

community ... the management can serve you well, but
you will have to work for its success. [B&P Code Section
11018.1(¢))

Informational Brochure

The Department of Real Estate pablishes the Common
Interest Development Brochure. The information contained
in this brochure provides a brief overview of the rights,
duties and responsibilities of both associations and
individual owners in common interest developments. To
obtain a free copy of this brochure, please send your
request to:

Book Orders

Department of Real Estate
P.O. Box 187006
Sacramento, CA 95818-7006

Department of Real Estate ~ RE 646 (Rev. 197)

PAGE 20F 13 FILE NO. 107139LA-F00
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SPECIAL NOTES

THIS REPORT COVERS ONLY RESIDENTIAL LOTS 1 THROUGH 15 AND COMMON
AREA LOTS A, B, C, D, E, F AND G OF MAP NO. 14299,

IF YOU HAVE RECEIVED A PRELIMINARY PUBLIC REPORT FOR THIS SUBDIVISION,
YOU ARE ADVISED TO CAREFULLY READ THIS FINAL PUELIC REPORT SINCE IT
CONTAINS INFORMATION THAT 1S MORE CURRENT AND PROBABLY DIFFERENT
THAN THAT INCLUDED IN THE PRELIMINARY REPORT.

THE RESIDENTIAL LOT YOU ARE PURCHASING IS SITUATED IN A PROJECT
ENOWN AS “STALLIONS CROSSING” (“STALLIONS CROSSING” OR “PROJECT™)
WHICH 1S BEING DEVELOPED BY CRV STALLION CROSSINGS, L.P., A CALIFORNIA
LIMITED PARTNERSHIF (“"DEVELOPER™).

THIS PROJECT 15 A COMMON-INTEREST SUBDIVISION OF THE TYPE REFERRED TO
AS A PLANNED DEVELOPMENT. IT INCLUDES COMMON AREAS, AND COMMON
AMENITIES WHICH WILL BE MAINTAINED BY AN INCORPORATED OWNERS
ASSOCIATION, STALLIONS CROSSING HOMEOWNERS ASSOCIATION
("ASSOCIATION™). THE ASSOCIATION HAS BEEN FORMED PURSUANT TO THE
TERMS AND FROVISIONS OF THE DECLARATION OF COVENANTS, CONDITIONS
AND RESTRICTIONS OF STALLIONS CROSSING ("DECLARATION") RECORDED IN
THE OFFICIAL RECORDS OF SAN DIEGO COUNTY. STALLIONS CROSSING IS ALSO
GOVERNED AND ORGANIZED PURSUANT TO THE BYLAWS OF STALLIONS
CROSSING HOMEOWNERS ASSOCIATION (“BYLAWS") AND THE ARTICLES OF
INCORPORATION ("ARTICLES"). 18-25
PURCHASERS OF RESIDENTIAL LOTS WITHIN STALLIONS CROSSING WILL BE bont.
MEMBERS OF THE ASSOCIATION AND SUBJECT TO ITS ASSESSMENTS IN
ACCORDANCE WITH THE PROVISIONS OF THE DECLARATION. IN ADDITION, THE
ASSOCIATION HAS THE RIGHT TO PROMULGATE ARCHITECTURAL GUIDELINES
(“ARCHITECTURAL GUIDELINES") AND RULES AND REGULATIONS (“RULES AND
REGULATIONS") FURTHER GOVERNING THE OWNERS WITHIN STALLIONS
CROSSING (HEREIN THE DECLARATION, BYLAWS, ARTICLES AND ANY RULES
AND REGULATIONS AND ARCHITECTURAL GUIDELINES PROMULGATED BY THE
ASSOCIATION ARE REFERRED TO AS THE “GOVERNING DOCUMENTS"). YOU
SHOULD REVIEW EACH OF THE GOVERNING DOCUMENTS CAREFULLY.

THE ASSOCIATION HAS THE RIGHT TO LEVY ASSESSMENTS AGAINST YOU FOR
MAINTENANCE OF THE COMMON AREAS, AMENITIES AND FACILITIES, AND
OTHER PURPOSES. YOUR CONTROL OF OPERATIONS AND EXPENSES IS LIMITED
TO THE RIGHT OF YOUR ELECTED REPRESENTATIVES TO VOTE ON CERTAIN
PROVISIONS AT MEETINGS.

SINCE THE COMMON AREA IMPROVEMENTS, AMENITIES AND FACILITIES WILL BE
MAINTAINED BY THE ASSOCIATION, IT 1S ESSENTIAL THAT THIS ASSOCIATION BE
FORMED EARLY AND PROPERLY. THE ASSOCIATION MUST HOLD THE FIRST
MEMBERSHIP MEETING AND ELECTION OF THE ASSOCIATION'S GOVERNING
BODY WITHIN SIX MONTHS AFTER THE CLOSING OF THE SALE OF THE FIRST
SUBDIVISION INTEREST UNDER THE FIRST PUBLIC REPORT FOR THE
SUBDIVISION. HOWEVER, IN NO EVENT SHALL THE MEETING BE HELD LATER
THAN ST MONTHS AFTER THE CLOSING OF THE SALE OF THE FIRST SUBDIVISION
INTEREST. (REGULATIONS 2792.17 AND 2792.19) THE ASSOCIATION MUST ALSO
PREPARE AND DISTRIBUTE TO ALL HOMEOWNERS A BALANCE SHEET AND
INCOME STATEMENT.

PAGE3 OF 13 FILE NO. 107 135LA-FO0
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THE DEVELOPER MUST PAY ASSESSMENTS TO THE ASSOCIATION FOR ALL
UNSOLD RESIDENTIAL LOTS IN THIS PHASE. THE PAYMENTS MUST COMMENCE
ON THE FIRST DAY OF THE MONTH AFTER DEVELOPER CONVEYS THE FIRST
SUBDIVISION INTEREST IN THIS PHASE. (REGULATIONS 2792.9 AND 2792.16.)

THE DEVELOPER MUST MAINTAIN AND DELIVER TO THE ASSOCIATION THE
SPECIFIC RECORDS AND MATERIALS LISTED IN REAL ESTATE COMMISSIONER'S
REGULATION 2792.23 WITHIN THE STATED TIME PERIOD. THESE RECORDS AND
MATERIALS DIRECTLY AFFECT THE ABILITY OF THE ASSOCIATION TO PERFORM
ITS DUTIES AND RESPONSIBILITIES. (REFER TO SECTION 11018.5 OF THE BUSINESS
AND PROFESSIONS CODE AND SECTION 1363 OF THE CIVIL CODE.)

THE DEVELOPER MUST PROVIDE YOU WITH A COPY OF THE ARTICLES OF
INCORPORATION, BYLAWS, AND DECLARATION PRIOR TO CLOSE OF ESCROW.
THESE DOCUMENTS CONTAIN NUMEROUS MATERIAL PROVISIONS THAT
SUBSTANTIALLY AFFECT AND CONTROL YOUR RIGHTS, PRIVILEGES, USE,
OBLIGATIONS, AND COSTS OF MAINTENANCE AND OPERATION. YOU SHOULD
READ AND UNDERSTAND THESE DOCUMENTS BEFORE YOU OBLIGATE YOURSELF
TO PURCHASE A RESIDENTIAL LOT. (SECTION 11018.6 OF THE BUSINESS AND
PROFESSIONS CODE).

THE DEVELOPER STATED HE OR SHE WILL FURNISH THE CURRENT BOARD OF
OFFICERS OF THE ASSOCIATION AND EACH INDIVIDUAL PURCHASER WITH THE
DEPARTMENT OF REAL ESTATE REVIEWED ASSOCIATION BUDGET.

DEVELOPER ESTIMATES ALL COMMON AREA IMPROVEMENTS AND AMENITIES IN 18-25
THIS PHASE WILL BE COMPLETED BY APPROXIMATELY JANUARY 2003. Cont.

NO ESCROWS WILL CLOSE UNTIL ALL COMMON AREA IMPROVEMENTS,
AMENITIES, LANDSCAPING AND RESIDENTIAL LOTS IN THIS PHASE HAVE BEEN
COMPLETED AND A NOTICE OF COMPLETION HAS BEEN FILED AND ALL CLAIM
OF LIENS HAS EXPIRED, OR A TITLE POLICY ISSUED TO EACH PURCHASER
CONTAINING AN ENDORSEMENT AGAINST ALL CLAIMS OF LIENS. (SECTION
11018.5 OF THE BUSINESS AND PROFESSIONS CODE).

THE DEVELOPER HAS INDICATED THAT HE OR SHE INTENDS TO SELL ALL OF THE
RESIDENTIAL LOTS IN THIS PROJECT; HOWEVER, ANY OWNER, INCLUDING THE
DEVELOPER, HAS A LEGAL RIGHT TO RENT OR LEASE THE RESIDENTIAL LOTS.

IF YOU PURCHASE FIVE OR MORE RESIDENTIAL LOTS FROM THE DEVELOPER,
THE DEVELOPER IS REQUIRED TO NOTIFY THE REAL ESTATE COMMISSIONER OF
THE SALE. [F YOU INTEND TO SELL YOUR INTERESTS OR LEASE THEM FOR
TERMS LONGER THAN ONE YEAR, YOU ARE REQUIRED TO OBTAIN AN AMENDED
SUBDIVISION PUBLIC REPORT BEFORE YOU CAN OFFER THE INTERESTS FOR SALE
OR LEASE.

WARNING; WHEN YOU SELL YOUR RESIDENTIAL LOT TO SOMEONE ELSE, YOU
MUST GIVE THAT PERSON A COPY OF THE DECLARATION, ARTICLES, BYLAWS
AND A TRUE STATEMENT CONCERNING ANY DELINQUENT ASSESSMENTS,
PENALTIES, ATTORNEYS' FEES OR OTHER CHARGES, PROVIDED BY THE
DECLARATION OR OTHER MANAGEMENT DOCUMENTS ON THE RESIDENTIAL LOT
AS OF THE DATE THE STATEMENT WAS ISSUED.
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NOTE; IF YOU FORGET TO DO THIS, IT MAY COST YOU A PENALTY OF
$500.00 - PLUS ATTORNEY'S FEES AND DAMAGES (SEE CIVIL CODE
SECTION 1368)

THE DEVELOPER MUST MAKE AVAILABLE TO YOU COPIES OF ASSOCIATION GOVERNING
INSTRUMENTS, A STATEMENT CONCERNING ANY DELINQUENT ASSESSMENTS AND
RELATED CHARGES AS PROVIDED BY THE GOVERNING INSTRUMENTS AND, IF
AVAILABLE, CURRENT FINANCIAL AND RELATED STATEMENTS (SEE BUSINESS AND
PROFESSIONS CODE SECTION 11018,6),

NOTWITHSTANDING ANY PROVISION IN THE PURCHASE CONTRACT TO THE CONTRARY,
A PROSPECTIVE BUYER HAS THE RIGHT TO NEGOTIATE WITH THE DEVELOPER TO
ALLOW AN INSPECTION OF THE PROPERTY BY THE BUYER OR THE BUYER'S DESIGNEE
UNDER TERMS MUTUALLY AGREEABLE TO THE PROSPECTIVE BUYER AND DEVELOPER.

INTERESTS TO BE CONVEYED

You will receive fee title to a specified Residential Lot together with a membership in the "Stallions
Crossing Homeowners Association” and rights to use the common area.

LOCATION AND SIZE

This subdivision is located at Del Mar Heights Road and Via De La Valle within the city Timits of San
Diego. Prospective purchasers should acquaint themselves with the kinds of city services available,

This is the fourth phase which consists of approximately 5.99 acres divided into 15 Residential Lots, each
with an attached 2 or 3 car garage. 18-25

Cont.
MAINTENANCE AND OPERATIONAL EXPENSES

The subdivider has submitied a budget for the management, maintenance and operation of the common
areas and for long-term reserves. This budget was reviewed by the Department of Real Estate in August,
2001. You should obtain a copy of this budget from the subdivider. Under this budget, the monthly
assessment against each subdivision interest will be $122.00 of which $23.88 is a monthly contribution to
long- term reserves and is not to pay for current management, maintenance and operating expenses.

The utility rates used for the calculations within this budget are based on information available at the
time of the budget review date (as shown above). Increases in regular assessments or special
assessments may be required as a measure to provide adequate funds to compensate for potential utility
rate increases. Purchasers should be aware of the possible affect these increases may have on their
homeowner assessments.

I¥ THE BUDGET FURNISHED TO YOU BY THE DEVELOPER SHOWS A MONTHLY
ASSESSMENT FIGURE WHICH 1S AT LEAST 20% MORE OR AT LEAST 10% LESS
THAN THE ASSESSMENT AMOUNT SHOWN IN THIS PUBLIC REPORT, YOU SHOULD
CONTACT THE DEPARTMENT OF REAL ESTATE BEFORE ENTERING INTO AN
AGREEMENT TO PURCHASE.

The Association may increase or decrease assessments at any time in accordance with the procedure
prescribed in the Declaration or Bylaws. In considering the advisability of 4 decrease or a smaller
increase, in assessments, care should be taken not to eliminate amounts attributable to reserves for
replacement or major maintenance,
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THE BUDGET INFORMATION INCLUDED IN THIS PUBLIC REPORT IS APPLICABLE
AS OF THE DATE OF BUDGET REVIEW AS SHOWN ABOVE. EXPENSES OF
OPERATION ARE DIFFICULT TO PREDICT AND EVEN IF ACCURATELY ESTIMATED
INITIALLY, MOST EXPENSES INCREASE WITH THE AGE OF FACILITIES AND WITH
INCREASES IN THE COST OF LIVING.

Monthly will on all Resid | Lots in this phase on the first day of the month
following the conveyance of the first subdivision interest.

The remedies available to the Association against Owners who are delinquent in the payment of
assessments are set forth in the Declaration, These remedies are available against the Developer as well as
against other Owners.

The Developer has posted a bond as partial security for his obligation 10 pay thesc assessments. The
governing body of the Association should assure itself that the Developer has satisfied these obligations
% the Association with respect to the payment of assessments before agreeing 10 a release or exoneration
of the security,

Easements for utilities, drainage and other purposes are shown on the Title Report and Subdivision Map
recorded in the Office of the San Diego County Recorder, as Map No. 14299.

RESTRICTIONS
This subdivision is subject to the Declaration recorded in the Office of the San Diego County Recorder,

on January 10, 2002 as File No. 2002-0024402 and to a Supplementary Declaration recorded June 25,
2002 as Document No. 2002-0534212.

The Dy contains isions relating to your use and occupancy of your Residential Lot
mcluding without limitation, pm\'nsmwxs which give the Board the right to review and approve of all
improvements constructed by an Owner, The Dy also contains use You
should carefully review all of the terms and provisions in the Goveming Documents including the
Declaration.

FOR INFORMATION AS TO YOUR OBLIGATIONS AND RIGHTS, YOU SHOULD READ
THE DECLARATION. THE DEVELOPER MUST MAKE IT AVAILABLE TO YOU.

USES. Zi ND.
The Developer advises the following exist within or near this subdivision:
Property located north of this project is zoned civic (church).
Property located east of this project is zoned agricultural,
Property located west of this project is zoned farm.
A Polo Club located approximately 1 mile north of this project, is used as a polo field as well as a soccer

field. As a result, your Residence may be subject to noise, lighting, traffic and flies and odors from the
horses,
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The Fairbanks Ranch Countrv Club is located approximately 2 mile(s) east of this project and as a
result, your Residence may be subject to greater levels of noise, lighting and traffic. Neither Developer
nor the Association have any control over the operation of the Fairbanks Ranch Country Club,

The San Dieguito River is located approximately | mile northwest of this project. By living in such
close proximity to the San Dieguito River you and your Residence may be subject to greater levels of
mold, mildew, odors and rusting of wrought iron fencing or other iron type fixtures,

The Interstate 5 is an 8 lane freeway located directly west approximately | mile, The I-5 freeway is
planned to be widened and impacts of widening may affect the Project. The I-5 freeway is 2 major
freeway that maty create noise, odor, pollution and dirt that could affect the Project 24 hours a day.

Adjacent Land Uses. Developer makes no representation about future land uses on any adjacent or
nearby properties. Because general and specific plans and zoning are subject to changes, we encourage
you to check with the Planning Department or any other appropriate City department regarding proposed
land use. There may be construction activity in the vicinity of the Project and that as a result, there may
be noise, construction traffic and dust and other similar nuisances.

The Project 15 also located within the overflight pattern for hot air balloans departing from the Del Mar
area, Asa result, the Project may be subject to noise and other disturbances resulting therefrom.

MCAS Miramar. The Project is located in the vicinity of MCAS Miramar (fomm]y known as Naval
Air Station (NAS) Miramar), an existing airport currently operated as a naval and marine facility.

The Project is under the Julian Departure Corridor which are currently utilized by all aircraft departing
MCAS Miramar. Your Residence will be overflown by military, commercial or private aircraft of all 18-25
types (both fixed wing and rotary), which will produce varying degrees of noise and vibration at any hour "

of the day or night. Overflights are intermittent and at times frequent. Cont.

MCAS Miramar normally operates between 7:00 a.m. and midnight, Monday through Friday, and 8:00
p.m. on weekends. On occasion, operations may be on a twenty-four hour basis. Neither the City nor
Developer has control over, or responsibility for, MCAS Miramar or potential future commercial
overflights, and any attendant aircraft noise.

Although the Project is not located within an “Accident Potential Zone” (where, historically
approximately 75% of accidents near military air fields occur), the community is not necessarily free from
the risk of an accident, Things can fall off aircraft whether or not they are flying in an Accident Potential
Zone.

MCAS Miramar (formerly known as Naval Air Station (NAS) Miramar) has undergone a realignment to a
Marine Corps Air Station. Personnel, aircraft and equipment curreatly stationed at MCAS El Toro
(lncludmg squadrons of helicopters) h.lve bcm relocated to Miramar. An “Environmental Impact

" relating to the reall /AS Miramar (“EIS") has been prepared and circulated. The
EIS states that after the realignment, !hc numl)a of daytime aircraft flights will increase from previous
levels and the number of night flights will also increase.

According to the Marine Corps, after the realignment there will be more frequent and more intense
aircraft noise. The Marine Corps has stated that present flight pattems to and from Miramar are expected
to change during and after the conversion of the base to a Marine Corps Air Station, which will result in
more flights to the north and east of the base.
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For further information, including current policy regarding time of operations, you may call MCAS
Miramar directly. The telephone numbers are as follows: (858) 577-6000/Flight Path & Helicopter Info.
~ Community noise levels, flight paths, noise and Marine (858) 577-
4277 - Noise Complaints. (858) 577-1011/General Information.

The Project is located in the vicinity of the Pacific Ocean. By living in such close proximity to the
Pacific Ocean, your residence may be subject to greater levels of mold, mildew and rusting of wrought
iron fencing or other iron type fixtures.

The Del Mar Fairgrounds/Race Track is located approximately 2 miles west of this project, As a
result, your residence may be subject to greater levels of noise, lighting and traffic during certain times of

the year.

Areas in the vicinity of the Project are currently being used for agricultural purposes. As a result, the
Project may be subject to odors, dust, pesticides, insects, lights and noise.

Horse stables and an equestrian center are currently being operated in the vicinity of the Project.
Neither Developer nor the Association have any control over the operation or use of the stables and
equestrian center. As a result, the Project may be subject to noise, flies and odors generated by the horse
stables and equestrian center.

There is a San Diego Gas and Electric easement located in the vicinity and within the Project in which
there are high voltage transmission or distribution facilities. While there are differing opinions on the
issue, and spparently no conclusive evidence at this time, there are certain people who believe that being
in the vicinity of power lines such as those in the SDG&E easement may have impacts upon one's health.

Developer has no control over such SDG&E easement, and that SDG&E or its successors reserve the 13-25
right to expand, change or add additional facilities within the casement, and/or grant access and right of
use to the casement to other parties. Thesc power lines emit measurable forces known as electric Cont.

magnetic ficlds (EMF’S). EMF's have attracted attention because some rescarch studics have suggested
there may be a link between EMF's and certain types of cancer. Other rescarch has indicated no
connection at all. At this time, no one knows for sure whether EMF"'s have any serious health risks.
Research is ongoing but it could take years for science to provide definite answers. Developer, its real
estate broker, and any of Developer’s affiliated entitics are released from any liability, claims, costs and
expenses for damage, injury or death proven to have resulted from exposure to said power lines or other
usage of the easement area. For further information, including information regarding possible health
effects from high voltage lines you may wish to contact SDG&E.

There is an Indian camp ground that is located on the property and will be preserved per City of San
Diego standards,

There is a detention basin located on the north/east portion of the property for collecting and managing
the urban run off of the 47 homes.

A portion of the Association Park as defined in the Declaration has been designed as an *Archaeological
Site” which the City of San Diego has imposed certain restrictions to prevent any artifacts from being
disturbed or removed. The Association and any Owner of a Residential Lot are prohibited from planting,
digging or g within the ical Site to a depth of more than six (6) inches measured
from the grade.

The Project includes and 1s surrounded by open space areas in which many forms of wildlife/plant life
exist which could be dangerous including, coyotes, snakes, deer, poison ivy etc,
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The City has adopted = Mosquito Prevention Plan for the Project which is attached to the Declaration as
Exhibit "F".

A certain portion of the Association Park shall contain a Habitat Restoration Area. Idec-Nobel
Research Center, LLC, a Delaware Limited Liability Company (“IDEC”) which is the grantee by
assignment under the Grant of Easement or any successors or assigns of grantee shall have the right to
install and maintain 2 wetlands area to satisfy certain offsite obligations of the City, If IDEC and its
assigns and successars or the City fail to maintain the Habitat ion Area, then the A shall
have the obligation for maintenance of such area. Upon IDEC or its assigns and the City’s acceptance of
the habitat the of the arca reverts back to the Association. If such
wetlands are installed, it may increase humidity around the Project and algae or mold may grow. There
may also be an increase in insects (including mosquitoes and gnats, etc.).

As part of the conditions, the City of San Dicgo has required certain sites within the vicinity of the Project
to be rented to households with low income. There may be 24 apartment units constructed off Olde El
Camino Real spproximately % mile Northeast of the Project which is designated as affordable housing
units. The Developer will not have control over the ownership or the operation of such areas or whether
the areas will be constructed as planned. For more information, please contact the Housing Authority of
the City of San Diego.

The Developer has advised that all or portions of the subdivision subject to this Public Report are located
within a Special Flood Hazard Area as designated by the Federal Emergency Management Agency.
Additionally, the Developer has advised that prospective purchasers within this Area will be provided a
separate disclosure required under Government Code Section 8589.3.

If any disclosure, or any material amendment to any disclosure, required to be made by the Developer 13-25
regarding this natural hazard is delivered after the execution of any offer to purchase, the purchaser shall
have three days after delivery in person or five days after delivery by deposit in the mail to terminate the Cont.

offer by delivery of a written notice of termination to the Developer or the Developer’s agent,

Since all or portions of the subdivision subject to this Public Report are located within one or more
natural hazard areas, your homeowner's insurance and/or insurance coverage for any association or
commonly owned areas may be affected. You should contact your lender and insurance carrier for more
information regarding types of insurance and costs to cover your property, as well as the owner’s
association or Developer regarding any assessment increases due to additional insurance costs.

At the time this public report was issued, information regarding whether all or portions of this subdivision
are located within certain natural hazards areas was not yet available to the Developer. You should ask
the Developer for updated information before obligating yourself to purchase.

TAXES

‘The maximum amount of any tax on real property that can be collected annually by countics is 1% of the
full cash value of the property. With the addition of interest and redemption charges on any indebtedness,
approved by voters prior to July 1, 1978, the total property tax rate in most counties is approximately
1.25% of the full cash value. In some countics, the total tax rate could be well above 1.25% of the full
cash value. For example, an issue of general obligation bonds previously approved by the voters and sold
by a county water distnict, a sanitation district or other such district could merease the tax rate.

For the purchaser of a Residential Lot i this subdivision, the "full cash value" of the Residential Lot will
be the valuation, as reflected on the tax roll, determined by the county assessor as of the date of purchase
of the Residential Lot or as of the date of completion of an improvement on the lot if that occurs after the
date of purchase.
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ASSESSMENTS

This subdivision lies within the San Dieguito Union High School Community Facilities District No. 95-1
and is subject to any taxes, assessments and obligations thereof. The Developer must provide purchasers
with a disclosure entitled, "Notice of Special Tax" prior to a purchaser entering into a contract to
purchase. This Notice contains important information about district functions, purchaser’s obligations,
right of the district, and information on how to contact the district for additional materials. Purchasers
should ly the ined in the Notice prior to entering into a contract to
purchase. This special tax appears on the yearly property tax bill, and is in_addition to the tax rate
affecting the property described above in the section entitled “TAXES".

The buyer has five days after delivery of this Notice by deposit in the mail, or three days after delivery of
any notice in person, to terminate the sales agreement by giving written notice of that termination to the
owner, Developer, or agent selling the property.

SEWAGE DISPOSAL

‘The Developer advises there is currently a bi-monthly sewer service charge by the City of San Diego
which is shown on the water bill. Please contact the City of San Diego for additional information,

CONDITIONS OF SALE

Pursuant to Civil Code Sections 2956 through 2967, inclusive, Developer and Purchasers must make
certain written disclosures regarding financing terms and related information. The Developer will advise
Purchasers of disclosures needed from them, if any,

If your purchase involves financing, a form of deed of trust and note will be used. The provisions of these 18-25
documents may vary depending upon the lender selected. These documents may contain the following Cont.
provision(s):

Acceleration Clause: This is a clause in a mortgage or deed of trust which provides that if the borrower
(trustor) defaults in repaying the loan, the lender may declare the unpaid balance of the loan immediately
due and payable.

Due-on-Sale Clause: If the loan instrument for financing your purchase of an interest in this subdivision
includes a due-on-sale clause, the clause will be automatically enforceable by the lender when you sell the
property. This means that the loan will not be assumable by a purchaser without the approval of the
lender. If the lender does not declare the loan to be all due and payable on transfer of the property by you,

the lender is nevertheless likely to insist upon modification of the terms of the instrument as a condition
to permitting assumption by the buyer. The lender will almost certainly insist upon an increase in the
interest rate if the prevailing interest rate at the time of the proposed sale of the property is higher than the
interest rate of your promissory note.

A Balloon Payment: This means that your monthly payments are not large enough to pay off the loan,
with interest, duning the period for which the loan is written and that at the end of the loan period, you
must pay the entire remaining balance in once payment. If you are unable to pay the balance and the
remaining balance is a sizeable one, you should be concerned with the possible difficulty in refinancing
the balance. If you cannot refinance or sell your property, or pay off the balloon payment, you will lose
your property.

A Prepayment Penalty: This means that if you wish to pay off your loan in whole or in part before it is
due, you must, in addition pay a penalty.
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A Late Charge; This means that if you fail to make your installment payment a specified number of days
after the due date, you, in addition, must pay a penalty.

BEFORE SIGNING, YOU SHOULD READ AND THOROUGHLY UNDERSTAND ALL
LOAN DOCUMENTS.

PURCHASE MONEY HANDLING

The subdivider must impound all funds (purchase money) received from you in an escrow depository
until legal title is delivered to you, except for such amount as the subdivider has covered by furnishing
4 bond to the State of California (Refer to Sections 11013, 11013.1, 11013.2(a) and 11013.2(c) of the
Business and Professions Code.)

If the escrow has not closed on your Residential Lot within one (1) year of the date of your Contract, you
may request the return of your purchase money deposit.

NOTE: Section 2995 of the Civil Code provides that: No real estate developer shall require as a
condition precedent to the transfer of real property contaming a single fanuly residential dwelling that
escrow scrvices cffectuating such transfer shall be provided by an escrow entity in which the developer
owns or controls 5% or more of the escrow entity,

THE DEVELOPER HAS NO FINANCIAL INTEREST IN THE ESCROW COMPANY WHICH IS TO
BE USED IN CONNECTION WITH THE SALE OR LEASE OF RESIDENTIAL LOTS IN THIS
SUBDIVISION.

SOILS CONDITIONS 1825

Soils and geologic information is available at: City of San Diego City Engineer, 202 C Street, 9* Floor, Cont.

San Dicgo, CA 92101,

Post Tension Slabs. Developer, in consultation with its soils engincer, has elected 10 utilize a foundation
system commonly known as a “post tension slab” for all Residences other than the model homes, In a
post tension slab, the concrete is renforced with steel cables which are mechanically stretched or
tensioned after the concrete has cured. This tension reinforces the slab. The post-tensioned slabs have
been designed and will be in with applicable building codes, Cutting into a post
tension slab for any reason (e.g. , to install a floor safe, to remodel plumbing, etc.) is very hazardous and
may result in serious damage to the Residence and in personal injury. Additionally, extreme caution must
be taken not to under-excavate the slab when installing landscaping or other improvements. You
covenant and agree that: (1) you shall not cut into or otherwise tamper with the post teasion slab; (2) you
shail not knowingly permit or allow any other person to cut into or tamper with the post tension slab so
long as you own any interest in your Residence; (3) you will disclose the existence of the post tension
slab to any person who rents, leases or purchases your Residence from you; and (4) you will indemnify
and hold Developer and its officers, directors, ployees, and
agents, free and harmless from and against any and all claims, damage. Losses ar other liability (including
attomeys' fees) arising from any breach of this covenant by you.

FILLED GROU

All Residential Lots will contain filled ground. The information conceming filled ground and soil
conditions is available at: City of San Diego City Engineer, 202 C Street, 9" Floor, San Diego, CA
92101,
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GE ONDITIONS

THE UNIFORM BUILDING CODE, APPENDIX CHAPTER 33, PROVIDES FOR LOCAL
BUILDING OFFICIALS TO EXERCISE PREVENTIVE MEASURES DURING GRADING TO
ELIMINATE OR MINIMIZE DAMAGE FROM GEOLOGIC HAZARD SUCH AS LANDSLIDES,
FAULT MOVEMENTS, EARTHQUAKE SHAKING, RAPID EROSION OR SUBSIDENCE. THIS
SUBDIVISION IS LOCATED IN AN AREA WHERE SOME OF THESE HAZARDS MAY EXIST.
SOME CALIFORNIA COUNTIES AND CITIES HAVE ADOPTED ORDINANCES THAT MAY OR
MAY NOT BE AS EFFECTIVE IN THE CONTROL OF GRADING AND SITE PREPARATION,

PURCHASERS MAY CONTACT THE DEVELOPER, THE DEVELOPER'S ENGINEER, THE
ENGINEERING GEOLOGIST AND THE LOCAL BUILDING OFFICIALS TO DETERMINE IF THE
ABOVE-MENTIONED HAZARDS HAVE BEEN CONSIDERED AND IF THERE HAS BEEN
ADEQUATE COMPLIANCE WITH APPENDIX CHAPTER 33 OR AN EQUIVALENT OR MORE
STRINGENT GRADING ORDINANCE DURING THE CONSTRUCTION OF THIS SUBDIVISION.

ETS AND ROADS

The Private Streets within this Project will be maintained by the Association. The costs of repair and
maintenance of these private strects are included in the budget and are a part of your regular assessment.

Entry Gates. The project shall have entry gates. So long as Developer owns any Residential Lots within
this Project, Developer shall have control over the entry gates which may be situated within the
Association Property and shall be responsible for the maintenance and repair of the entry gates until all
sales of all Residential Lots in the Project have been completed or until Developer, in its sole discretion,

that the A should take resp: for control, and repair of some or 18-25
all of the entry gates and The 's obl shall i upon
receipt of written notice from the Developer identifying the entry gates and gatchouses to be thereafter Cont.
lled and by the A i Notwith ding who has for the entry

gates, Developer shall be entitled to have the entry gates remain open during regular business hours in
order to conduct sales and construct the Project, The presence of entry gates on the Project is not &
warranty or representation by Developer that any security is being provided to any Owner or to any
Owner's Residence or personal property. Owner acknowledges and agrees that, notwithstanding the fact
that certain entrances within the Property have restricted access through a gate, pursuant to the
qi of the Coastal C: and the public are entitled to ingress and egress for pedestrian
access over the Association Property. The Association shall not restrict pedestrian access to the public
through the gates or place any physical barriers at these entrances without the approval of the Coastal
Commission.

SCHOOL

This project lies within the Solana Beach School District, 309 North Rios Avenue, Solana Beach, CA
92075-1298, (858)794-3900 and the San Dieguito Union High School District, 710 Encinitas Boulevard,
Encinitas, CA 92024-3357, (760)753-6491.

These Districts advise the schools initially available to this subdivision are:
Solana Highland Elementary School K-6

352 Long Run Drive

San Diego , CA 92130

Earl Warren Middle School 7-8

155 Stevens Avenue

Solana Beach, CA 92075
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Torrey Pines High School 912
3710 Del Mar Heights Road
San Diego, CA 92130

This school inf
change, For
purchasers are encoura

tact the above districts.

If you need clarification as o the statements in
to review the documents submitted

preparin, s Public Report you may contact:

Department of Real Estate

les, CA 90013-1105
576-6983
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s Public Report or if you desire to make arrangements
the Developer which the Department of Real Estate used in
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Response to Comment Letter 19

From: Bnathan Catizg Jonathan Cohen

2;2“‘ E‘iﬁ?ﬁiﬁi?&ii‘fi&‘;i‘:‘ e Tl e 6 T June 26, 2023
Attnc himents: Bogmitan &t 35000
e o e 4 e o e cautious sbowt licking on sny ik i his 19-1 Please refer to SEIR Section 5.1.2 for an explanation of
the General Plan goals for areas designated as
decton) ham Proposition A hat sestricted dorcloprment on Propasition & Lands. and iy Proposition A lands. As discussed in Section 5.1.3 of the
opsoval o  phase if 1 alow aew devapraent o i of NCFUA Subeses I of oty the SEIR, as the Assisted Living Facility would not result in an
project site? increase in intensity, it is consistent with the AR-1-1
zoning of the site, Council Policy 600-29, and the North
City Future Urbanizing Area (NCFUA) Framework Plan.
The NCFUA Framework Plan development Alternative 3
allows for development pursuant to Conditional Use
Permit regulations “provided that the conditional uses
are natural resource dependent, non-urban in character
and scale, or are of an interim nature which would not
result in an irrevocable commitment of the land
precluding future uses” (City of San Diego 1992). The
Assisted Living Facility has been designed to be non-
urban in character and scale and is consistent with the
applicable NCFUA Framework Plan policies. Although
the NCFUA Framework Plan does not define non-urban
in character and scale, the Assisted Living Facility's non-
urban characteristics are addressed through its
massing, scale, setbacks, landscaping, and lot coverage
(limited to 10%). Additionally, the project would be
consistent in bulk and scale to surrounding
development. The project design would be compatible
with design displayed by development in the
surrounding area, including the broad San Dieguito
River Valley landscape. The Assisted Living Facility

Please elaborate on the requirerments of Praposition & (City of San Diego, Novernber 1083 18-1
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includes the use of stucco walls, wood trellis, limestone,
and terracotta tile roofs, which would relate to the
surrounding rural character of the area (see SEIR
Section 5.9.3 for additional discussion). Therefore,
project implementation would not require a phase shift.
A ballot measure to amend Proposition A for the project
would not be required because the project would be
able to meet the requirements for reasonable
accommodations in Section 131.0466 of the San Diego
Municipal Code. Please also see SEIR Section 5.1.3 and
MR-1, Land Use and Zoning Consistency, for additional
details.
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From: baxleinnziE Mo malom,

T IS0 EfS; Councl Membe Joz Lalavs

s tonlsionsiE B malam

Sulrject: [E<TERHAL| B Caming Red Assigied Uving Fadlity ¢ Praject. Ho. 875732 / Diaft Subseguent Envianmentd
Impact. Pepait

Date: Fanday, Jine 26, 2023 10:12:24 PH

#This email came from an externsl source. Be cautious sbowt clicking on any links inthis
smail of opening attachments %
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Eara Dshorn

City of 5an Diego Development Services Center
1222 First Avenue, W5 501

5an Diego, CAS2101

DENEASESANDIEGOLEOY.

Cur concerns ebout the El Camino Real Assisted Living Facility (Mo, 675732)
Eubsequent Environmental Impact Report (S.E LR)

Subject:

Dear Ms. Osborn

we are residents of Stallions Crossing, @8 community that borders the south side of proposed El
Carnina Real Assisted Living Facility. Our home is contiguous to the land on which the
propased Facility waould be built. wWe would look out onto the back side of the Facility within
30 feet of our back property line. Our home would be directly impacted by this proposed
camrercial structure, the SCALE, MASSING, and DENSITY is incompatible with aur
neighborhood and surrounding comrmunity. This land falls under Proposition A, zoned in an
effort to protect open spaces and sensitive lands from being overdeveloped. | feel the City
has a responsibility to uphold these laws. Why else do we have such zoning and regulations on
land, if they can be easily averturned by onetime exemption?

We bought our home and moved to this neighborhood to raise a family in area of nature and
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Response to Comment Letter 110

Kristi Watts
June 26, 2023

The comment is an introduction to comments that follow.

Impacts from scale, massing, and density are discussed
in Section 5.9, Visual Effects, of the SEIR. The Assisted
Living Facility would be consistent with the regulations
of the San Diego Municipal Code (SDMC). Additionally,
the project would not result in strong contrast with
the established character of the area, and impacts
(specifically, those associated with architectural style
and consistency/visual compatibility with surrounding
development) would be less than significant. Further,
private views, privacy, and property values are not
protected under CEQA, and impacts to the same are not
considered “environmental impacts” under CEQA.

Please refer to MR-1, Land Use and Zoning Consistency.

The Assisted Living Facility component’s consistency
with the General Plan, North City Future Urbanizing
Area (NCFUA) Framework Plan, San Dieguito River Park
Concept Plan, and Proposition A lands were addressed
in SEIR Section 5.1.3.1. Please also see MR-1, Land Use
and Zoning Consistency. Further, the Assisted Living
Facility component would be similar in scale to the
surrounding uses, such as the St. John Garabed
Armenian Church and Evangelical Formosan Church.
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open space. We trusted that Proposition A zoning would protect us from overdevelopment.
Wewere told that this adjacent parcel of land could not be developed with the zoning and
regulations in place, AR-1-1 Agriculture or Low Density Single Dwelling Residential.

This proposed structure of over 105,000 5F is completely incompatible with our single family
homes. As proposed this commercial building would dwarf our homes and INVADE DUR
PRIVACY, being set back only 30 feet from our property. Inorder to preserve the quality of
our neighborhood, | feel that, at a minimum, some compromise of the design of this proposed
development should be considered, a design thet would not be as invasive and would not
impose dangers ta aur community. As it is propased now, several problems are not
adequately being addressed or mitigated in the 5.E1.R.

In its charge to protect the health, safety, and well-being of its residents, the City would be
remiss if it ignared the land use, wildfire, traffic, safety issues and concerns of the community.

1. The applicant is proposing a structure that is LANDLOCKED, a =10%,0005F building an a
3.97 acres parcel and only 2.29 acres is buildable land because of the MHPA zone. This
massive structure is DOUEBLE the size of the total of the existing church and 2 other
additional buildings (not constructed vet). All to be built on the church property of
13,36 acres. ALL buildings would share one driveway entrance/exit off a dangerous
ELIMD CURYE of El Carmino Real

The CUMULATIVE IMPACTS of the facilitby and 4 additional buildings, including the
church, impose several dangers on the community and need to be thoroughly studied
tagether: Traffic issues, dangers with this blind curve and accessing, wildfire safety
cancerns, and impacts to the wildlife and parks

ra

This parcel of land falls under PROPOSITION A and land uses that restrict buildings,
including nursing homes or other similar structures. The applicant is tryingto use @ one-
time exerption called ‘Uncodified Ordinance’. If this proposed structure were being
built near other cormercial buildings, we could understand, but this proposed MASSIVE
development does NOT BLEMD or CONFORM to the surrounding neighborhood or 5an
Dieguito River Valley.

Any deviation from relevant land use policies regarding open space preservation, ata
cast to the 5an Dieguito River Park and other open space assured for the public,
cannot be justified, and would not be lawful, in the absence of City-wide ballot
measure. The Proposition A guidelines state, "We property sholl be chonged from the
‘future urbanizing” land use designation in the Progress Guide and General Plan to any
otherlond use designotion and the provisions restriching development in the future
whanizing oreg shollnot be emended except by mojority vote of the people voting on
the change or amendment ot a City wide election thereon.” Thus, any zaning change

110-4
Cont.

110-5

110-6

116-7

110-8

116-5

Page 2 of 4 in Comment Letter 110

110-5

110-6

The comment does not address the adequacy or
accuracy of the SEIR, and no response is required.

The Assisted Living Facility would provide greater than
the minimum 20-foot setback from adjacent properties
in accordance with the zoning (AR-1-1). The Assisted
Living Facility provides setbacks of 45 feet (north side
yard), 187 feet 7 inches (back), 30 feet (south side yard),
and 63 feet 9 inches (front), which would allow for the
increased height of 40 feet per SDMC 131.0344. As
described in Section 5.1, Land Use, the project would be
compatible with the surrounding areas and
development. Further, the Assisted Living Facility would
be similar in scale to the surrounding uses, such as the
St. John Garabed Armenian Church and Evangelical
Formosan Church. As detailed in Chapter 3, Project
Description, the proposed structures will feature stucco
finish in earth-tone colors that would tend to recede
into the colors of background vegetation and terrain.
Further, private views, privacy, and property values are
not protected under CEQA, and impacts to the same are
not considered “environmental impacts” under CEQA.

The comment incorrectly identifies the Assisted Living
Facility of the project as a commercial facility. The
Assisted Living Facility is an institutional use.

Land use impacts were addressed in SEIR Section 5.1 of
the SEIR, and transportation impacts were addressed in
Section 5.8 of the SEIR. Wildfire impacts were found to
be less than significant and are discussed in Chapter 7,
Effects Found Not to be Significant. Safety issues and
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concerns are discussed throughout the SEIR, in Sections
5.3, Air Quality, 5.5, Greenhouse Gas Emissions, and 5.8,
riust be by a decision of the electorate on a City-wide basis, and not merely by the City .
Council, ar any other authority Transportat|on, and throughout Chapter 7, EffeCtS
The parcel of land is in the San Dieguito River Park (SORP)'s “Focused Planning Area” FOU nd NOt to be Slgnlﬂca nt: SpeC|ﬂCa”y SeCtlon 7'4:
b s L Health and Safety.
L L pleSpecies Conservation Plan
[MSCP) and the SORP Concept Plan - ALL designate this locale as open space. Given
e lar STV erGn o 9P SRece proRased By s profech » more horauen 110-7 This comment states the commentor’s understanding of
explanation and justification for its necessity is mandated.
- the proposed development and does not address the
5. To satisfy public safety concerns, there must be 8 COMPREHENSIVE TRAFFIC study (NOT
DURING THE SUPRESSED TRAFFIC MONTHS OF COVID). The applicant is trying ta avoid adequacy of the SEIR. No further response is required,
this comprehensive study because it will expose the DANGERS of the one entrancefexit 110-10
lncated on high speed blind curve. The proposed developrent should NOT BE )
SEPARATED fram the Church and the 3 additional buildings for traffic calculations and 110-8 As described in SEIR Chapter 1 , the SEIR tiers from the
other impact studies. e .
certified 2014 Church EIR (Project No. 240283/SCH No.
This entrance/exit is at the bottorn of a hill [EL Camino Real) and in the middle of the H B B H
ELIMD CURVE. This part of El Camino Real is either a speedway or bumper to bumper 201 3071 043)' The SElR ConSIderS the ISSU€Ss dlscussed mn
traffic. Bicyclists have not been properly accounted for in traffic study and this location 110-11 the first-tier document and evaluates whether a
proposes great dangers for bicyclists in navigating across deceleration and acceleration . . .
lane for the ane entrance/ext of AL FOUR buildings. significant effect has been adequately addressed or if
The landlacked issueis problematic in emergency situations and wildfire threats are there IS an effECt that was nOt addrESSEd In the 201 4
created by this project. This parcel of land extends into tl.ma S?nswtweland o.f Gonzales Church EIR AS needed, additional or updated m|t|gat|0n
Canyon. Emergency vehicles can only access from one direction on El Camino Real, or 10-12 . . K . i X
have to U-turn at the Sea Country Ln and El Camino Real. If emergency vehicles cannot IS prOVIded to address Slgnlflcant environmental ImpaCtS
h the facili d/for buildings due to high traffic, thi Id befatal and d T . .. o
ey omaor AIMes e Mgh WA, i could befaaland devesting of the proposed Assisted Living Facility. Please also see
4. The applicant has not given any project ALTERMATIVES to the design, which is required Response to Comment (RTC) 02-1 o for fu rther detall
by CECA. The applicant has failed to present some alternative design layouts that 110-13
|d minimize the impacts of th ity, ding lands, and wildlife habitats. . . ..
P TR T R SRS SRRy, e e, e e 110-9 The comment incorrectly states that the Assisted Living
The applicant has naot shown any effort to engagethe community in having a ™ . . .
dscussion about the proposed commercial project. One presentation was made back FaCIIIty SIte IS deSIgnatEd as Open Space' Please refer to
inJanuary of 2021 over Zoom, where the developer made it known that this was the SE'R Section 24 for the project Site’s designation Under
design and to deal with it. Abouttwo and half years later, June 2023, it was the Carmel 10-14 . .
walley Community Planning Board that requested the applicant to meet with the eaCh Of the app|lca ble |a nd use p|anS. The ASS|Sted
Stallions Crossing community and discuss this proposed project and to work out some |_ . F |t t, . t th th G I
campromises. Unfortunately, atthis meeting, they were not willing to entertain any IVIng acil y Componen s consis ency wi € €nera
design alternatives. Yet, they are required to explore these per CECA. Plan, NCFUA Framework Plan’ San Dieguito River Park
Concept Plan, and Proposition A lands was addressed in
Page 3 of 4 in Comment Letter 110 SEIR Section 5.1.3.1. Please also see MR-1, Land Use and
2
Zoning Consistency. Land Use analysis determined the
project to be consistent with the listed plans.
El Camino Real Assisted Living Facility Project City of San Diego
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110-10 Please refer to RTC 02-73 regarding the analysis of
the Assisted Living Facility and Church components of
the project.

3. There are huge concerns for the neighboring residents with PROXIMITY and PRIVACY.
#s residents directly impacted by this proposed 2-story structure, our privacy would be
WOLATED with this egregious development.. 105,568 SF, 40ft tall, only 20ft from cur 1015
property! How is this even being considered? There will be views from the proposed 110-11
facility into our bedrooms and our outdoor living area, where our children play,

Impacts to bicycle facilities were previously addressed

completaly INVADING our privacy. ] as part of the 2014 Church EIR and were analyzed in the
The construction impacts would not only greatly affect the residents but the wildlife SEIR. As descrlbed in the SElR' It was determlned that
and natural the Assisted Living Facility would not interfere with the
habitats would also suffer the consequences of this invasive development. The SEIR . . .
does not ! b continued use of the bicycle lanes. Further, as described
adequately explore the construction impacts of POLLUTION, noise, vibrations, dirt, 110-16 in SEIR Section 5.8.3.3, there would be no hazardous
debris, and light . . . .
pollution that would forever change the natural habitats and our residential dESIgn features or |nC0mpat|b|e uses IntrOduced asa
community. e result of the Assisted Living Facility. Please also see
would not have a quiet, peaceful community anymore. ] RTC 02-76
Respectfully,
Kristi Watts 110-12 Please refer to MR-2, Wildfire Hazards and Evacuation.
110-13 Project alternatives were analyzed and included in

Chapter 9 of the SEIR. In developing the alternatives
addressed in this SEIR, the potential alternatives were
evaluated in terms of their ability to meet the basic
objectives of the project, while reducing or avoiding the
environmental impacts of the project identified in
Chapter 5, Environmental Analysis, of the SEIR.
Alternatives addressed in the SEIR include the No
Project/No Build Alternative, the Sensitive Nesting Bird
Construction Noise Impact Alternative, and the
Construction Noise Impact Alternative. Please refer to
SEIR Chapter 9. Further, the comment incorrectly

Page 4 of 4 in Comment Letter 110 identifies the Assisted Living Facility component of the
project as a commercial facility. The Assisted Living
Facility is an institutional use.
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110-14

110-15

110-16

SEIR Chapter 1 discussed compliance with the CEQA
public engagement process, including the issuing of the
Notice of Preparation, the scoping meeting, and the
public review period. Please also see RTC 110-13
regarding project alternatives.

The Assisted Living Facility would provide greater than
the minimum 20-foot setback from adjacent properties
in accordance with the zoning (AR-1-1). Additionally,
private views, privacy, and property values are not
protected under CEQA, and impacts to the same are not
considered “environmental impacts” under CEQA.

Biological resource impacts are discussed in Section 5.4
of the SEIR. As concluded in Section 5.4, impacts to
biological resources would be less than significant with
the inclusion of MM-BIO-1, MM-BIO-2, CM-BIO-1
through CM-BIO-6, CM-NOI-2, and PDF-WQ-1. Pollution
impacts are discussed in Section 5.5, Greenhouse Gas
Emissions, of the SEIR. As concluded in Section 5.5,
impacts regarding greenhouse gas emissions would be
less than significant based on compliance with the
preceding Climate Action Plan Consistency Checklist
(CM-GHG-1) and project design features (PDF-GHG-1
through PDF-GHG-9; see Table 3-2 of the SEIR). Noise
impacts are discussed in Section 5.10 of the SEIR. As
concluded in Section 5.10, impacts to noise would be
less than significant with the inclusion of MM-NOI-1,
MM-BIO-1, MM-BIO-2, CM-NOI-1, CM-NOI-2, CM-BIO-1,
and CM-BIO-2. Construction impacts of vibrations are
addressed in Section 5.10 and were found to be less
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than significant with no mitigation required.
Construction dirt and debris impacts were discussed in
Section 5.3, Air Quality, of the SEIR. As described in
Section 5.3, fugitive dust impacts would be less than
significant with the inclusion of CM-AIR-1. Light pollution
impacts are addressed in Section 5.9, Visual Effects, of
the SEIR. As concluded in Section 5.9, impacts regarding
light and glare would be less than significant. Please also
see MR-3, Indirect Impacts Relative to Multi-Habitat
Planning Area (MHPA) Lands and Biological Resources.
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From: it DiToig.

To: [EDEAs

Subsect: |ESTERHAL| EI Camine Rred Assisted Living Ferdlicy &75732
Dates Handay, Jane 2§, 2025 115527 FH

*#*This email came from an external source. Be cautious shout clicking on any linke in this
smail o opening attachments **

Tam a 201 year community resident and an original hormeowner at Stallion's Crossing
rasidential subdivision acjacent 1o the southern border to the proposed project propenty. I
purchased my property for its rural, equestrian, andhistorical heritage known for this region
within the Narth City Future Uthanizing Area (NCFUAY Framework Plan

The propased project would result in potential significant environmental effects in the
following areas: BIOLOGICAL RESOURCES, HISTORICAL RESOURCES, NOISE, AND
TRIBAL CULTURAL RESOURCES.

The San Dieguito River Park Joint Powers Aanthority, also agrees in a letter dated 40002021,
They alsa express similar concetns about the environmental impact of the developrment and
the manipulation ofthe regional zoning and land uses.

This proposed developrment project is cleatly out of context for the intended regional plan
which is currently zoned for Agriculturs and Open Space according to the North City Planning
Map.. This is a low densty, open space, and squestrial part of the corrmmity plan.  The
project would include amending the Church’s existing approvals to include the proposed
Azsisted Living Facility. Churches (houses of worship) were designated and zoned for this
region and were fully disclosed fot the past 20 years.. Howewver in this case we are talking
about a proposed commereislly operated HOTEL with 125+ roorns, oocupants, and staff.
Thiz iz a high density, high traffic producing, commercially cperated facility. The

proposed development is 8 150,000 squars foot, three-story structure jammed on a 3 acrs land-
locked parcel. The developer's effort to combine and spread the density with the additional 13
acre church parcel is mandpulating the density mettics. This is fidiculous. This makes na
wigble sense to be beneficial to this part of the community or tegion.

All parties agres and are concerned that this portion of E1 Camino Real i a high speed and
dangerous roadway. The approved church propetty utilizes a dangetous single sntrancs point
to the property.  The El Camino Resl Assisted Living Facility proposes shating the usages of
the sarme single entrance driveway from this high traffic roadway. Adding further traffic to an
slready dangerous tratfic aren ie s mistake. The matter will worsen with the approval afthe
Commercial Facility. We are relying on manipulated and cutdated traffic models from 2012
instead of the actual trith as witnessed by those (like myselfy who live, walk, and cormuts
daily on the actual road and live adjacent to the property. Using the data and models from
hired consultants from the developer's agenda is simply not encugh to acceptably answer these
fquestions. Sometimes common sense is required!

Landowners of Stallion Crossing residential subdivision are prohibited by the City of San
Disgo frorm digging six inches below the land surface because the land was deemed
snvironmentally sensitive with archeology. Construction of a pool in the badkyardis
prohitited. Yet thinty feet away from this properry, the developer intends o dig 30 feet below
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Response to Comment Letter 111

Jeff DiToro
June 26, 2023

Comment noted. The comment is an introduction to
concerns regarding biological resources, historical
resources, noise, and tribal cultural resources.

The Assisted Living Facility site is zoned as Agricultural
Residential (AR-1-1). The comment incorrectly identifies
the Assisted Living Facility component as a commercial
hotel. Please refer to SEIR Chapter 3 for the project
description. The Assisted Living Facility component's
consistency with the General Plan, North City Future
Urbanizing Area (NCFUA) Framework Plan, San Dieguito
River Park Concept Plan, and Proposition A lands was
addressed in SEIR Section 5.1.3.1. Please also see MR-1,
Land Use and Zoning Consistency.

Access to the Church site was previously analyzed as part
of the 2014 Church EIR. Please also see Responses to
Comments (RTCs) 02-70, 02-73, and O2-75.

Further, the comment incorrectly identifies the Assisted
Living Facility component as a commercial facility. The
Assisted Living Facility is an institutional use.

Please refer to RTC I6-5.

The comment incorrectly identifies the Assisted Living
Facility component as a commercial facility. The Assisted
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Living Facility is an institutional use. Please also see RTC
[11-2 and MR-1, Land Use and Zoning Consistency.

the land surface. This oversightis also ridiculous and manipulated. The regional land has

history and is very sensitive. It is not the place for a Hotel-Sized Comimercial operation 111-4

jam;ned inte a land-locked parcel with a single shared entry access from a high speed cont. 111 _6 The ASSiSted le'ng FaC”ity'S COﬂSiStency Wlth the

roadway. . .

i General Plan, NCFUA Framework Plan, San Dieguito
These concerns and questions need to be addressed: . L.
, ] o ] ] River Park Concept Plan, and Proposition A lands was

e Does this commeraial development justifiably conform to the adjacent surroundings? 11-5 . .

= Why does this massive money-driven facility belong in an agricultural and open space ] 1o addressed in SEIR Section 5.1.3.1. The comment does

zone? -

» How can this ground excavation make sense given the hault placed on the adjacent land 11-7 not address the adequacy Oor accuracy of the SEIR, and

at Stallion Cressing given the archaeological sensitivity? . .

» What is the real impact of 2 150,000 cornmercially operated facility on the land n1-g no reSpOﬂSG IS reqU|red.

sensitivity, wildlife, noise, pollution, urban conditions, and traffic?

» How can the density be realistically justified as spread across 13 acres when the

structure s built on a 3 acre independent parcel? 111-8 111-7 Please refer to RTC 16-5.
o How will the existing road handle the increased amount of new traffic and conflicting 11-10
movements fron'{ a single and shared entrance poi.nt'?_ _ o .

* What i the real smpact of the shared parking availability among all the faciites sharing {13194 111-8 The comment incorrectly identifies the Assisted Living
The proposed E1 Camine Real Assisted Living Facility should not receive endorsement or FaCIIIty Component asa CommerC|a| faClllty. ImpaCtS
approval at all as it 15 out of context from the current Regional Plan which should not be i i i i
amended. Tcannot stress the importance of getting this right for the sake of the community 111-12 related to land use, Wlldﬂre’ noise, pOHUtlon’ and
and region. transportation were addressed in the SEIR.

Thartk you for your consideration.
Teff DiToro 111-9 The Assisted Living Facility component’s consistency
(858) 430-1771 with the General Plan, NCFUA Framework Plan, San
Dieguito River Park Concept Plan, and Proposition A
The informafion confained in this elecfronic fransmission iz infended onfy for the nie cf the H H H
racipient and may be non-public, propriatary, corfidential andfor fogalty Iands’ IndUdlng |Ot Coverage reqUIrementS’ was
privifeged. Unauthorized wse, disclosure, or reproduction is strictly prohibited, and may be addressed in SEIR Section 5.1.3.1
unfawfil. .fyou have received this electronic fransmission in ervor, please nofify the sender T
immediately by reply e-mail and defefe the message and any affachmenis.
111-10 Please refer to RTCs 02-73, 02-74, and 02-75.
111-11 Please refer to RTC 02-72.
111-12 Comment noted. The comment does not address the
adequacy or accuracy of the SEIR, and no response
Page 2 of 2 in Comment Letter 111 is required.
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From: Eloiz
Tu: [aD B

Subrjet: [EXTERMAL] Piajet b, &75732
Dabes Hianday, Jane 26, 2023 9:53:54 PH

*#*This email came from an extemal source. Be cautious about clicking on any links in this
stail or opening attachmments **

[Merth City Future Urbanizing Area)
El Caminc Real Assisted Living Facility
Project Ne. 825752

Comments regarding: Draft Subsequent Envirenmental Impact Repert / SCH Ne. 2015071045
| amwriting to share my cencerns regarding the above project.

Biological Resources:
Iiise and Lishtine imeacts gre sispificantand | am cencerned regarding their effects en migratory

birds and other fauna en a site adjacent te envirenmentally sensitive lands.

The cempleted church, which is nct an active 24 heur facility, currently has twe very bright lights on
the back side of the structure which are highly visitle and can ke seen fremwell cver 1200ft away
The assisted living facility will need to be cperaticnal 24 hours a day and will require significant
illuminaticn, which will have an even greater impact cn the surrcunding area

The noise generated by the churchis minimal and cocurs mainky on Sunday, during daylight heurs
The 24 heur nature of the assisted living facility means neoise will be mere pervasive since residents
and staff will be onsite every day

Wisual Effects amd Meighbarhood Character:

Ihe necgtive gacthetic and visusl incompatibility of the project sre sionificant The design of the
three story 105,568 50 ft facility is not cehesive with the surroundings given the size, layout, and
celer of the project. The zening of the area is Agricultural [AR-1-1), which s why the project weuld
require an uncedified conditicnal use permit.

Transportationf Traffic Circulation:

I FEIC 2 ! ing Facility cai )

Traffic inte the site is enly possible traveling nerth; anyone wishing to enter traveling scuth must
drive past the facility and make & u-turn at S5ea Country Lane. The |eftfu-turn lane atthe intersecticn
does net appear to be designed to suppert 8 let of cars, during peak times traffic would likely back
up inte threugh traffic.

Traffic cut of the site is enly possible traveling nerth; anyene wishing to travel SCUth MuUST drive past

Comment Letter 112
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112-3

Response to Comment Letter 112

E Dots
June 26, 2023

The comment is an introduction to comments that follow.

Impacts to migratory birds were addressed in Section
5.4, Biological Resources, of the SEIR. The project will
comply with the Migratory Bird Treaty Act (MBTA) along
with implementation of MM-BIO-1 and MM-BIO-2;
therefore, Section 5.4 concluded that impacts to
migratory birds would be less than significant.

Additionally, as determined in SEIR Section 5.4.3,
potential construction-related noise and lighting
impacts to sensitive habitats and species would be less
than significant with the inclusion of MM-BIO-1, MM-
BIO-2, CM-BIO-1, and CM-NOI-2. Similarly, according to
the results of the LUAGs and significance threshold
analysis, long-term significant impacts to biological
resources from proposed lighting fixtures would be less
than significant as all lighting near or facing Multi-
Habitat Planning Area lands would be directed
downward or would be appropriately shielded. Please
also see MR-3, Indirect Impacts Relative to Multi-Habitat
Planning Area (MHPA) Lands and Biological Resources.

As concluded in Section 5.9, Visual Effects, of the SEIR,
because of the proximity and influence of existing
nighttime lighting sources to the project site, installation
of downward-directed and shielded lighting fixtures,
and buffering of potential effects adjacent to
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the church and make a u-turn gt San Dieguito Road. The u-turn lane at the intersection does not
appear to be designed to support a lot of cars, during peak times traffic would likely back up into
through traffic.

Since all traffic into the site must enter traveling north the likelihood that the deceleration lane
cverflows into the Blind turn on El Camine poses a serious safety risk to motorists, who are not
expecting to encounter stopped cars in the road.

Health Safety:
; facil ) i i

responders and also motorists, The traffic on El Camine Real exists in two primary states, a race track
with cars speeding 10-2C mph above the posted speed limit, and a parking lot where cars barely
mowve.

112-5
Cont.

112-6

Page 2 of 2 in Comment Letter 112

112-4

112-5

112-6

established uses with proposed landscaping, impacts
related to lighting emitted from the Assisted Living
Facility would remain less than significant. Furthermore,
the project would comply with the City’'s Outdoor
Lighting Regulations.

Increased noise resulting from the Assisted Living
Facility was analyzed in Section 5.10, Noise, of the SEIR.
As concluded in the SEIR, impacts related to an increase
in ambient noise level during construction would be less
than significant with the incorporation of MM-NOI-1.
Operational noise impacts were determined to be less
than significant.

Section 5.9.3.3 of the SEIR addresses the potential visual
incompatibility and concluded that the Assisted Living
Facility would be consistent with the applicable AR-1-1
development regulations of San Diego Municipal Code and
would not result in strong contrast with the established
character of the area, and impacts (specifically, those
associated with architectural style and consistency/visual
compatibility with surrounding development) would be
less than significant. Visual impacts were determined to be
less than significant. Further, the project would comply
with AR-1-1 zone requirements.

Please see Response to Comment (RTC) O2-75.

Please refer to MR-2, Wildfire Hazards and Evacuation,
regarding access analysis for emergency responders
and RTC O2-75 regarding safety along El Camino as it
relates to the project driveway.
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June 26, 2023

From

Anu and Uday Delouri
13740 Rosecroft Way
San Diego, Ca 92130

To

Ernail Letter to DSDEAS@Sandiego.gov

Bara Oshorn

City of San Diego Development Services Center
1222 First Avenue, MS 501

San Diego, CA 92101

Subject: El Camino Real Assisted Living Facility/675732 Comment Letter on the Subsequent
Environmental Impact Report

Upan review and consideration of the Subsequent EIR for the proposed El Camino Real Assisted Living
Facility please seeincluded my comments for where the document is lacking.

1 Thepremise under which the Subseguent Environmental Repart (SEIR) has been prepared is not
vialid because the SEIR fails to provide substantial evidence that the project is “within the scope” of
the previously certified EIR.

2. Thepurpose and legal autharity of an EIR is to disclose the significant environmental effects of the
projed, alternatives to the project, and possible ways to reduceor avoid potential environmental
damage (14 CCR 15002). The project site is described as "bordered by MSCP MHPA open spaceto
the east, residential uses (Stallions Crassing Residential Development] to the south, and an existing
church (Evangelical Formosan) to the west (Figure 2-2). The El Camino Real roadway is located along
the northern project site baundary.”

Yet, while within the legal autharity to notify the Stallions Crossing community the SEIR and Notice
of Preparation were not circulated and made available on the date of release to the residents of this
single gated communitywha share a common fence, accessible trails, maintenance path, etc. This
shows poor intent and being negligent towards following EIR legal requirements and thereforea
new EIR that follows noticing regquirements should be publichy circulated

3. The Morth City Future Urbanizing Area (MCFUA) Framework Plan designates the site in a "very Low
Density Residential and Environment Tier.” This project is not a low density project and should be
evaluated as such

4. Theproject objectives ta provide an assisted living facility “in walking distance from the 5t. lohn
Garabed Armenian Church. (Fundamental project objective),” suggests that the assisted living
facility is not indusive to all peaple and is seeking ta gain approval on the basis of being a church
amenity and a religious facility.

5 Although the project objective is for the design to be cohesive with the surroundings, including the
neighboring hames in the Stallions Crossing development, 5t lohn Garabed Armenian Church, and
the City of 5an Diego’s Multiple Habitat Planning Area [MHPA), the proposed development plan
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11531

113-2

113-3

113-4
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11536
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Response to Comment Letter 113

Anu and Uday Delouri

June 26, 2023
113-1 The comment provides an introduction to comments
that follow.
113-2 As described in SEIR Chapter 1, Introduction, the

certified 2014 Church EIR analyzed the development of
the Church and three accessory buildings. Subsequent
to the certification of the 2014 Church EIR, the Church
congregation acquired an adjacent parcel for the
development of the Assisted Living Facility. Due to this
additional information, this SEIR is being prepared in
accordance with CEQA Guidelines Section 15162(a)(2),
which states a subsequent or supplemental EIR must be
prepared if “[sJubstantial changes occur with respect to
the circumstances under which the project is
undertaken which will require major revisions of the
previous EIR or Negative Declaration due to the
involvement of new significant environmental effects or
a substantial increase in the severity of previously
identified significant effects.” This SEIR is prepared to
address the substantial change in circumstances at the
project site pursuant to Section 15162(a)(2) and to
address the new information of substantial importance
pursuant to Section 15162(a)(3). See also Response to
Comment (RTC) O2-10.

El Camino Real Assisted Living Facility Project

City of San Diego
RTC-229 October 2024
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113-3 Comment noted. The comment does not address the
adequacy or accuracy of the SEIR, and no response
is required.
could be considered medium to high density and not befitting with the adjacent single-family homes i 113-7
and pratected apen spare ] Cont. . . .

E. Although the project states to include adeguate parking to prevent overflow into the adjacent 5t. |1 3'4 Please refer tO SElR SeCtIOH 1 .1 .2 fOF |nformat|on
lohn Garabed Armenian Church and neighborhood parking areas, the project does not discuss the . . . .
impact of traffic and circulation on site when the Church is in session and maotarists drive in and out 1138 regardlng the NOtlce Of Prepa ratlon CIrCUlatEd for a 30_

I seareh of parine day public scoping period, which ended January 14, 2022.

7. TheS5EIR does not adeguately address Emergency Access and safety conditions for the residents of . . . . . . L.
the assisted living facility. Given the siting of the facility on the Church campus with onlby a right turn A dIStrIbutIOn ||St for the N0t|ce Of Preparat|0n IS InC|uded
in and right turn outthe SEIR does not discuss thet the disabled, elderly, memaory care residents whao 138 . . .
would likely be trapped in and only be evacuated once the main church and ancillary buildings on ” N AppendIX A Of the SEI R Please I’efel’ tO SEIR Sect|0n 1 2
the campus have been evacuated. It does not discuss the queuing of emergency vehicles and . . . . .
ambulances that will be needed during an emergency evacuation for the 124 residents. for |nf0rmat|0n regard|ng pUb“C review Of the Dl’aft SE'R

2. Traffic Issues: Although the site is approximately 0.65 miles east of Interstate (1) 5 and approximately
1.8 miles east of the coastline the traffic study does not address the impacts of traffic on coastal . . . ..
grcess. In addition, the Church EIR thatwas adopted in 2014 dd notinclude the current site of 3.97 |1 3'5 COhSIStency W|th the North C|ty Futul’e Ul’banIZIng Area

ith isted facility. Th ject lyzed for traffici ks in 2021 during th . . .
CONID43 pandiemic. It 3 therefora Incart 2ttt ageregete impacts of the esssted hving with an ol (NCFUA) Framework Plan is addressed in Section 5.1,
and outdated traffic study, also noting that traffic methodology has since changed from LOS to VMT 113-10 . o . .
Traffic counts during a pandemic were substantially low and using a mere factor of escalation is Land Usel Of the SElR The prOJeCt IS ConSIStent Wlth
unsubstantiated. A new traffic study that evaluates the entire generation of traffic from the site .
[Church, ancillary buildings and assisted living) is therefore required. Traffic studies are generally NCFUA Framework Plan development Alternatlve 3'
required to be updated every two years and using an escalation factor does not reflect real life WhICh a”OWS for development pursuant tO Conditional
scenarios.

o, Sealevel Rise: Although the SEIR states that the “Site elevation within the Assisted Living Facility Use Pel’mlt regulat|0ns "prOVIded that the COI’]dItIOﬂa|
parcel ranges from approximately 15 feetto 60 feet above mean sea level” it fails fo address the 11311 .
impacts of Sea Level Rise. uses are natural resource dependent, non-urban in

10. !:J\scretion.a.r\(Approva\:AIthough Hursing Facilities including assi;t.ed I?vingfacilit\es are not.allowed Character and sca'e’ or are Of an interim nature Wh|ch
in Proposition A lands, the SEIR fails to address why voter proposition is not needed, thus violating
proposition A to allow for this use in the AR-1-1 zone. Given the major conversion of open space 1312 Would not result |n an |rrevoca ble Comm”:ment of the
[General Plan; MCFUA Framework Plan; 5an Dieguito Lagoon) a thorough justification is required. . " . .

In conclusion, the project appears to be approved as proposed lacking a thorough alternatives analysis Iand preC|Ud|ng fUture uses (Clty Of San D|eg0 1 992)

and has a narrowly written SEIR with weak objectives and justification for the project at this lacation B N HH H

[walking distance to adjacent church, “underutilized” site) therefore it is recommended that the project The ASSISted LIVIng Fac”lty has been deSIgnecj to be non-

be r.edesignad ta com!)l\.'wit.h ac\st?ng Ia.nd use zonir?g and ordinancesww.th adequate and standalone 11313 urban |n Character and Scale and |S COﬂSIStent W|th the

environmental analysis that is publicly circulated to include the neighboring residents who share a

common fence. applicable NCFUA Framework Plan policies.

Bincerely, | . .

s and Udlay Delouri 113-6 Comment noted. Please see RTC 02-59 regarding Project
Objective 3. The comment does not address the adequacy
or accuracy of the SEIR, and no response is required.

Page 2 of 2 in Comment Letter 113
113-7 Through compliance with AR-1-1 zone requirements, the
building design and site plan of the Assisted Living
Facility would be non-urban in character and would also
El Camino Real Assisted Living Facility Project City of San Diego
RTC-230 October 2024
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113-8

113-9

113-10

113-11

113-12

be consistent in bulk and scale to surrounding
development. While surrounding development in the
area lacks a consistent architectural theme, the
Mediterranean style of the Assisted Living Facility would
include design features that would be compatible with
design features (primarily multistory construction, light
colored, stucco clad exteriors, red tiled roofs, and
landscaped yards) displayed by development in the
surrounding area, including the broad San Dieguito
River Valley landscape.

Please see RTC 02-71 regarding traffic impacts and RTC
02-72 regarding parking on site.

Please refer to RTC 02-19 and MR-2, Wildfire Hazards
and Evacuation.

Please see RTC 02-70.

Sea level rise is not a CEQA issue and therefore was not
analyzed as part of the SEIR. Further, impacts related to
hydrology, including inundation due to flood, were
determined to be less than significant. Finally, as the
project is located approximately 1.8 miles from the
ocean and complies with both the 2016 Climate Action
Plan (CAP) Consistency Checklist and 2022 CAP updated
regulations (which are in effect in the Coastal Zone since
June 2023), the project would not exacerbate any
existing hazard pertaining to sea level rise.

The project’s consistency with the General Plan, NCFUA
Framework Plan, San Dieguito River Park Concept Plan,

El Camino Real Assisted Living Facility Project
RTC-231

City of San Diego
October 2024
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and Proposition A lands was addressed in SEIR Section
5.1.3.1. Please also see MR-1, Land Use and Zoning
Consistency, regarding consistency with Proposition A.

113-13 The comment includes conclusionary remarks and
expresses general opposition to the project.
Comment noted.

El Camino Real Assisted Living Facility Project City of San Diego
RTC-232 October 2024
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EXECUTIVE SUMMARY

ES-1 INTRODUCTION

This Final Subsequent Environmental Impact Report (FSEIR) has been prepared by the City of

San Diego (City) as lead agency pursuant to the California Environmental Quality Act (CEQA)
(California Public Resources Code 21000 et seq.) and the CEQA Guidelines (California Code of
Regulations [CCR], Section 15000 et seq.). This FSEIR evaluates the change in environmental impacts
associated with the incorporation of the El Camino Real Assisted Living Facility (Assisted Living
Facility) into the St. John Garabed Armenian Church (Church) project (PTS #240283). The
construction and operations of the Church were previously approved by the City in 2015 and
included a 350-seat church and three accessory use buildings on a 13.36-acre site located at 13925
El Camino Real, San Diego. Subsequent to the certification of the 2014 St. John Garabed Armenian
Church Project Final Environmental Impact Report (Project No. 240283/SCH No. 2013071043; 2014
Church EIR), the Church congregation acquired a 3.97-acre adjacent parcel to the Church site and
are pursuing an amendment to their existing approvals to develop the Assisted Living Facility on that
adjacent parcel.

The project site is approximately 17.33 acres in size and is located within the North City Future
Urbanizing Area (NCFUA) Framework Plan boundary. The project site is located along El Camino Real
between Sea Country Lane and San Dieguito Road and is approximately 0.65 miles east of Interstate
() 5 and approximately 1.86 miles east of the coastline. The project site is bordered by open space to
the north and east, residential uses to the south, and an existing church (Evangelical Formosan
Church) to the west.

The Assisted Living Facility would require the approval of several discretionary actions:; a Conditional
Use Permit (CUP) Amendment; a Site Development Permit (SDP) Amendment; an Uncodified CUP
Ordinance; a Neighborhood Use Permit (NUP); an amendment to Coastal Development Permit No.
6-15-0142 (CDP) (issued by the California Coastal Commission); and approval of the Final SEIR. The
amendment to CUP No. 862494 is required to allow for the Assisted Living Facility on the parcel
which is zoned as Agricultural Residential (AR-1-1). The CUP Amendment would amend the existing
Church CUP, including a condition for a lot-tie agreement requiring the Church and Assisted Living
Facility to be developed as one overall project. The amendment to SDP No. 862495 is required to
allow development within Environmentally Sensitive Lands (approximately 10% of the site is located
in the 100-year floodplain and 28% is located in the MHPA). The NUP is required to allow for a
Comprehensive Sign plan and associated project signage. The Uncodified CUP Ordinance is
required to allow development of a Residential Care Facility (Nursing Facility) with a CUP in the AR-1-
1 zone through an uncodified ordinance. SDMC Section 141.0413 prohibits Nursing Facilities in

El Camino Real Assisted Living Facility Project City of San Diego
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Proposition A Lands. The proposed use qualifies for reasonable accommodations pursuant to SDMC
Section 131.0466 to allow a deviation to development regulations to afford disabled persons the
equal opportunity to use and enjoy a dwelling. A deviation to the regulation prohibiting Nursing
Facilities in Proposition A Lands was approved in accordance with SDMC Section 131.0466 via
Process 1 review. The CDP Amendment, issued by the California Coastal Commission, is required to
allow for development within the Coastal Overlay Zone. In addition to these discretionary actions,
and as discussed above, a reasonable accommodations would be required for the proposed
Assisted Living Facility to afford disabled persons an equal opportunity to use and enjoy housing
accommodations or a dwelling, per the federal Fair Housing Act (42 USC 3601-3619) and the
California Fair Housing and Employment Act (Govt Code 12900-12996). Lastly, the original Church
site and the more recently acquired Assisted Living Facility parcel would be joined together by a Lot
Tie Agreement as a condition of project approval.

The City would use this FSEIR and supporting documentation to consider the required discretionary
permits. Additional agencies would use this FSEIR and supporting documentation in their decision-
making process; these agencies include the California Coastal Commission.

ES-2 PROJECT DESCRIPTION AND BACKGROUND

The project includes the previously approved Church, as well as the addition of the Assisted Living
Facility. The entire project site is approximately 17.33 acres. Access to both components would be
provided via the Church entrance off El Camino Real.

The Church includes a 350-seat church and three accessory use buildings on a 13.36-acre parcel. The
total area of the Church is 51,680 square feet (sf) with a lot coverage of 40,960 sf. Refer to the 2014
Church EIR Chapter 3.0, Project Description, for figures and additional details regarding the Church.
As indicated above, the Church was previously approved and the subject of this FSEIR is the addition
of the Assisted Living Facility. The Church has been constructed and is now operational. The three
accessory buildings that would be associated with the Church have not yet been constructed.

The Assisted Living Facility proposes 105 rooms and supporting amenities. The three-story Assisted
Living Facility would be 105,568 sf and 40 feet tall. Additionally, the Assisted Living Facility would
provide 57 surface parking spaces (a minimum of 42 parking spaces are required)and on-site
landscaping. The Assisted Living Facility would retain 1.12 acres in the eastern area of the parcel as
open space in accordance with the existing designated MHPA area. This area would be covered by a
Covenant of Easement and maintained as open space in perpetuity. Additional detailed project
description information is provided in Chapter 3.0, Project Description, of this SEIR.

El Camino Real Assisted Living Facility Project City of San Diego
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ES-3 IMPACTS DETERMINED TO BE SIGNIFICANT

Table ES-1 provides a summary of significant impacts of the project pursuant to the CEQA
Guidelines, Section 15123(b)(1). Impacts associated with biological resources, historical resources,
noise, and tribal cultural resources were identified as significant and mitigated to a level that is
considered less than significant. No impacts were identified as significant and unavoidable.

The mitigation measures listed in Table ES-1 are also discussed within the relevant topical area in
Chapter 5 and included in the Mitigation Monitoring and Reporting Program within Section 10.0 of
this FSEIR.

El Camino Real Assisted Living Facility Project City of San Diego
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

Biological Resources

Development of the
Assisted Living
Facility would result
in potentially
significant indirect
impacts to the
following special-
status birds:
California horned
lark (Species of
Special Concern),
yellow warbler
(Species of Special
Concern), least
Bell's vireo (Federal
and State listed as
endangered, MSCP-
covered species),
and white-tailed
kite (CDFW
Protected and Fully
Protected Species)
nesting.

MM-BIO-1: Resource Protections During

Construction

Prior to Construction

A. Biologist Verification: The

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

B. Preconstruction Meeting: The Qualified
Biologist shall attend the preconstruction
meeting, discuss the project’s biological
monitoring program, and arrange to
perform any follow up mitigation
measures and reporting including site-
specific monitoring, restoration or

Biological resource impacts would be fully mitigated to below
a level of significance with implementation of the mitigation
measures listed at left.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

revegetation, and additional fauna/flora
surveys/salvage.

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

BCME: The Qualified Biologist shall
present a Biological Construction
Mitigation/Monitoring Exhibit (BCME)
which includes the biological documents in
C above. In addition, include:
restoration/revegetation plans, plant
salvage/relocation requirements (e.g.,
coastal cactus wren plant salvage,
burrowing owl exclusions, etc.), avian or
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

m

other wildlife surveys/survey schedules
(including general avian nesting and
USFWS protocol), timing of surveys,
wetland buffers, avian construction
avoidance areas/noise buffers/ barriers,
other impact avoidance areas, and any
subsequent requirements determined by
the Qualified Biologist and the City
ADD/MMC. The BCME shall include a site
plan, written and graphic depiction of the
project’s biological mitigation/monitoring
program, and a schedule. The BCME shall
be approved by MMC and referenced in
the construction documents.

Avian Protection Requirements: To
avoid any direct impacts to California
horned lark, yellow warbler, and white-
tailed kite and any avian species that is
listed, candidate, sensitive, or special
status in the MSCP, removal of habitat that
supports active nests in the proposed area
of disturbance should occur outside of the
breeding season for these species
(February 1 to September 15). If removal
of habitat in the proposed area of
disturbance must occur during the
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

breeding season, the Qualified Biologist
shall conduct a pre-construction survey to
determine the presence or absence of
nesting birds on the proposed area of
disturbance. The pre-construction survey
shall be conducted within three (3)
calendar days prior to the start of
construction activities (including removal
of vegetation). The applicant shall submit
the results of the pre-construction survey
to City DSD for review and approval prior
to initiating any construction activities. If
California horned lark, yellow warbler, and
white-tailed kite are detected, a letter
report in conformance with the City's
Biology Guidelines and applicable State
and Federal Law (i.e. appropriate follow up
surveys, monitoring schedules,
construction and noise barriers/buffers,
etc.) shall be prepared and include
proposed measures to be implemented to
ensure that take of birds or eggs or
disturbance of breeding activities is
avoided. The report shall be submitted to
the City for review and approval and
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©

implemented to the satisfaction of the
City. The City's MMC Section and Biologist
shall verify and approve that all measures
identified in the report are in place prior to
and/or during construction.

Resource Delineation: Prior to
construction activities, the Qualified
Biologist shall supervise the placement of
orange construction fencing or equivalent
along the limits of disturbance adjacent to
sensitive biological habitats and verify
compliance with any other project
conditions as shown on the BCME. This
phase shall include flagging plant
specimens and delimiting buffers to protect
sensitive biological resources (e.g.,
habitats/flora & fauna species, including
nesting birds) during construction.
Appropriate steps/care should be taken to
minimize attraction of nest predators to the
site.

Education: Prior to commencement of
construction activities, the Qualified
Biologist shall meet with the
owner/permittee or designee and the
construction crew and conduct an on-site
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educational session regarding the need to
avoid impacts outside of the approved
construction area and to protect sensitive
flora and fauna (e.g., explain the avian and
wetland buffers, flag system for removal of
invasive species or retention of sensitive
plants, and clarify acceptable access
routes/methods and staging areas, etc.).

During Construction

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

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

A. Inthe event that impacts exceed
previously allowed amounts, additional
impacts shall be mitigated in accordance
with City Biology Guidelines,
Environmentally Sensitive Lands and
MSCP, State CEQA, and other applicable
local, state and federal law. The Qualified
Biologist shall submit a final BCME/report
to the satisfaction of the City ADD/MMC
within 30 days of construction completion.
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MM-BIO-2: Special-Status Avian Species
(California horned lark, yellow warbler, and
white-tailed kite)

If California horned lark, yellow warbler or white-
tailed kite are detected through the
preconstruction survey, a letter report or
mitigation plan in conformance with the City's
Biology Guidelines and applicable state and
federal law (i.e., appropriate follow up surveys,
monitoring schedules, construction and noise
barriers/buffers, etc.) shall be prepared and
include proposed measures to be implemented to
ensure that the disturbance of breeding activities
is avoided. The report or-mitigationplan-shall be
submitted to the City-DSD for review and approval
and implemented to the satisfaction of the City's
MMC Section. The City's MMC Section and
qualified-bBiologist; in-concert-with-the-City,shall
verify and approve that all measures identified in
the report-ormitigation-plan-are-in-place prior-to
and/or-during-construction are in place prior to

and/or during construction to ensure that take of
any listed or non-listed species would not occur.
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If California horned lark, yellow warbler or white-
tailed kite nesting is detected, then an
appropriate impact avoidance area
(minimallytypicatly a 300-foot buffer) shall be
included in the mitigation plan and this buffer
shall be established around the active nest using
orange fencing or other clear demarcation
method. The radius of this avoidance buffer shall
be determined through coordination with the
qualified project biologist and authorized by the
City's project manager and DSD and shall use
orange fencing or other clear demarcation
method to define the approved buffer which shall
not be less than 300 feet.

Least Bell’s Vireo

Construction within 300 feet of any sensitive
coastal or riparian areas with suitable habitat may
have adverse direct and indirect impacts on least
Bell's vireo if construction occurs during the
breeding season (March 15 through September
15) for this species. Given the federal protection
of least Bell's vireo, specific mitigation would be
required to prevent take of this species as
outlined below:
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Prior to the preconstruction meeting, the
Environmental Designee (ED)/MMC shall verify
that MHPA boundaries and the requirements
regarding the least Bell's vireo, as specified below,
are shown on the biological monitoring exhibit
and construction plans.

No clearing, grubbing, grading, or other
construction activities shall occur during least
Bell's vireo breeding season (March 15 through
September 15) until the following requirements
have been met to the satisfaction of the ED/MMC:

1. A Qualified Biologist (possessing a valid
Endangered Species Act Section 10[a][1][a]
Recovery Permit) shall survey those
habitat areas within the MHPA that would
be subject to construction noise levels
exceeding 60 decibels [dB(A)] hourly
average for the presence of the least Bell's
vireo. Surveys for least Bell's vireo, shall be
conducted pursuant to the protocol survey
guidelines established by the USFWS
within the breeding season prior to the
commencement of any construction. If
least Bell's vireo are present, then the
following conditions must be met:
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March 15 through September 15 for
least Bell's vireo, no clearing, grubbing,
or grading of occupied habitat shall be
permitted. Areas restricted from such
activities shall be staked or fenced
under the supervision of a Qualified
Biologist; and

March 15 through September 15 for
least Bell's vireo, no construction
activities shall occur within any portion
of the site where construction
activities would result in noise levels
exceeding 60 dB(A) hourly average at
the edge of occupied habitat. An
analysis showing that noise generated
by construction activities would not
exceed 60 dB(A) hourly average at the
edge of occupied habitat must be
completed by a Qualified Acoustician
(possessing current noise engineer
license or registration with monitoring
noise level experience with listed
animal species) and approved by the
ED/MMC at least 2 weeks prior to the
commencement of construction
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activities. Prior to the commencement
of construction activities during the
breeding season, areas restricted from
such activities shall be staked or
fenced under the supervision of a
Qualified Biologist; or

At least 2 weeks prior to the
commencement of construction
activities, under the direction of a
Qualified Acoustician, attenuation
measures (e.g., berms, walls) shall be
implemented to ensure that noise
levels resulting from construction
activities would not exceed 60 dB(A)
hourly average at the edge of habitat
occupied by the least Bell's vireo.
Concurrent with the commencement
of construction activities and the
construction of necessary noise
attenuation facilities, noise
monitoring shall be conducted at the
edge of the occupied habitat area to
ensure that levels do not exceed 60
dB(A) hourly average. If the noise
attenuation techniques implemented
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are determined to be inadequate by
the Qualified Acoustician or Biologist,
then the associated construction
activities shall cease until such time
that adequate noise attenuation is
achieved or until the end of the
breeding season (September 16).
Construction noise monitoring shall
continue to be monitored at least
twice weekly on varying days, or more
frequently depending on the
construction activity, to verify that
noise levels at the edge of occupied
habitat are maintained below 60
dB(A) hourly average or to the
ambient noise level if it already
exceeds 60 dB(A) hourly average. If
not, other measures shall be
implemented in consultation with the
biologist and the ED/MMC, as
necessary, to reduce noise levels to
below 60 dB(A) hourly average or to
the ambient noise level if it already
exceeds 60 dB(A) hourly average.
Such measures may include, but are
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not limited to, limitations on the
placement of construction equipment
and the simultaneous use of
equipment.

If least Bell's vireo are not detected during
the protocol surveys, the Qualified
Biologist shall submit substantial evidence
to the ED/MMC and applicable resource
agencies that demonstrates whether or
not mitigation measures such as noise
walls are necessary from March 15
through September 15 for least Bell's
vireo, adherence to the following is
required:

a. If this evidence indicates that the
potential is high for least Bell's vireo
to be present based on historical
records or site conditions, then
Condition 1(a) shall be adhered to as
specified above.

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

Historical Resources
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In the event that an | MM-CR-1: The following shall be implemented Impacts to historical resources would be fully mitigated to
below a level of significance with implementation of the
mitigation measures listed at left.

unknown, intact to protect unknown archaeological resources

archaeplogmal ] and/or grave sites that may be identified
material or burial-

during project construction phases.
related items are & proj P

enc.ounter(.ed I. Prior to Permit Issuance

during project

construction, the A. Entitlements Plan Check

potential 1. Prior to issuance of any construction

disturbance to the
site would be a
potentially
significant impact

permits, including but not limited to,
the first Grading Permit, Demolition
Plans/Permits and Building
Plans/Permits or a Notice to Proceed
for Subdivisions, but prior to the first
preconstruction meeting, whichever is
applicable, the Assistant Deputy
Director (ADD) Environmental
designee shall verify that the
requirements for Archaeological
Monitoring and Native American
monitoring have been noted on the
applicable construction documents
through the plan check process.
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B.

Letters of Qualification have been
submitted to ADD

1.

The applicant shall submit a letter of
verification to Mitigation Monitoring
Coordination (MMC) identifying the
Principal Investigator (PI) for the
project and the names of all persons
involved in the archaeological
monitoring program, as defined in the
City of San Diego Historical Resources
Guidelines (HRG). If applicable,
individuals involved in the
archaeological monitoring program
must have completed the 40-hour
Hazardous Waste Operations and
Emergency Response Standard
(HAZWOPER) training with certification
documentation.

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

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

to Start of Construction

A. Verification of Records Search

1.

The PI shall provide verification to
MMC that a site specific records search
(1/2 mile radius) has been completed.
Verification includes, but is not limited
to a copy of a confirmation letter from
South Coastal Information Center, or,
if the search was in-house, a letter of
verification from the Pl stating that the
search was completed.

2. The letter shall introduce any pertinent

information concerning expectations
and probabilities of discovery during
trenching and/or grading activities.

The Pl may submit a detailed letter to
MMC requesting a reduction to the
one-quarter mile radius.
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B. PIShall Attend Precon Meetings

1.

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

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

2. Identify Areas to be Monitored

a.

Prior to the start of any work that
requires monitoring, the Pl shall
submit an Archaeological Monitoring
Exhibit (AME) (with verification that the
AME has been reviewed and approved
by the Native American
consultant/monitor when Native
American resources may be impacted)
based on the appropriate construction
documents (reduced to 11x17) to MMC
identifying the areas to be monitored
including the delineation of
grading/excavation limits.

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

3. When Monitoring Will Occur

a.

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

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

I1l. During Construction

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

1.

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

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

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

The archaeological and Native
American consultant/monitor shall
document field activity via the
Consultant Site Visit Record (CSVR).
The CSVR's shall be faxed by the CM to
the RE the first day of monitoring, the
last day of monitoring, monthly
(Notification of Monitoring
Completion), and in the case of ANY
discoveries. The RE shall forward
copies to MMC.

B. Discovery Notification Process

1.

In the event of a discovery, the
Archaeological Monitor shall direct the
contractor to temporarily divert all soil
disturbing activities, including but not
limited to digging, trenching,
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C. Determination of Significance
1.

excavating or grading activities in the
area of discovery and in the area
reasonably suspected to overlay
adjacent resources and immediately
notify the RE or BI, as appropriate.

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

The PI shall immediately notify MMC
by phone of the discovery, and shall
also submit written documentation to
MMC within 24 hours by fax or email
with photos of the resource in context,
if possible.

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

The Pl and Native American
consultant/monitor, where Native
American resources are discovered
shall evaluate the significance of the
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resource. If Human Remains are
involved, follow protocol in Section IV
below.

a. The Pl shallimmediately notify
MMC by phone to discuss
significance determination and
shall also submit a letter to MMC
indicating whether additional
mitigation is required.

b. If the resource is significant, the PI
shall submit an Archaeological
Data Recovery Program (ADRP)
which has been reviewed by the
Native American
consultant/monitor, and obtain
written approval from MMC.
Impacts to significant resources
must be mitigated before ground
disturbing activities in the area of
discovery will be allowed to
resume. Note: If a unique
archaeological site is also an
historical resource as defined in
CEQA, then the limits on the
amount(s) that a project applicant
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may be required to pay to cover
mitigation costs as indicated in
CEQA Section 21083.2 shall not
apply.

c. Iftheresource is not significant,
the Pl shall submit a letter to MMC
indicating that artifacts will be
collected, curated, and
documented in the Final
Monitoring Report. The letter shall
also indicate that that no further
work is required.

V. Discovery of Human Remains

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

A. Notification

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

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

B. lIsolate discovery site

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

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

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

If Human Remains ARE determined to be
Native American

1.

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

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

The MLD will contact the Pl within 24
hours or sooner after the Medical
Examiner has completed coordination,
to begin the consultation process in
accordance with CEQA Section
15064.5(e), the California Public
Resources and Health & Safety Codes.
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4. The MLD will have 48 hours to make

recommendations to the property
owner or representative, for the
treatment or disposition with proper
dignity, of the human remains and
associated grave goods.

Disposition of Native American Human

Remains will be determined between
the MLD and the PI, and, if:

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

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

c. Inorder to protect these sites, the
Landowner shall do one or more
of the following:
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(1) Record the site with the NAHC;

(2) Record an open space or
conservation easement on the
site;

(3) Record a document with the
County.

Upon the discovery of multiple
Native American human remains
during a ground disturbing land
development activity, the
landowner may agree that
additional conferral with
descendants is necessary to
consider culturally appropriate
treatment of multiple Native
American human remains.

Culturally appropriate treatment of

such a discovery may be
ascertained from review of the site
utilizing cultural and
archaeological standards. Where
the parties are unable to agree on
the appropriate treatment
measures the human remains and
items associated and buried with
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D.

V.

Native American human remains
shall be reinterred with
appropriate dignity, pursuant to
Section 5.c., above.

If Human Remains are NOT Native
American

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

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

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

Night and/or Weekend Work
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

A.

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

1.

When night and/or weekend work is

included in the contract package, the
extent and timing shall be presented
and discussed at the precon meeting.

The following procedures shall be
followed.
a. No Discoveries
In the event that no discoveries were
encountered during night and/or
weekend work, the Pl shall record
the information on the CSVR and
submit to MMC via fax by 8AM of
the next business day.
b. Discoveries

All discoveries shall be processed and
documented using the existing

procedures detailed in Sections Ill -

During Construction, and IV -
Discovery of Human Remains.
Discovery of human remains shall
always be treated as a significant
discovery.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

If the Pl determines that a potentially significant
discovery has been made, the procedures
detailed under Section Ill - During Construction
and IV-Discovery of Human Remains shall be
followed.

B.

C.

c. Potentially Significant Discoveries

d. The Pl shall immediately contact
MMC, or by 8AM of the next
business day to report and discuss
the findings as indicated in Section
[1I-B, unless other specific
arrangements have been made.

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

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

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

All other procedures described above shall
apply, as appropriate.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

VI.

Post Construction

A. Preparation and Submittal of Draft
Monitoring Report

1.

The Pl shall submit two copies of the
Draft Monitoring Report (even if
negative), prepared in accordance with
the Historical Resources Guidelines
(Appendix C/D) which describes the
results, analysis, and conclusions of all
phases of the Archaeological
Monitoring Program (with appropriate
graphics) to MMC for review and
approval within 90 days following the
completion of monitoring. It should be
noted that if the Pl is unable to submit
the Draft Monitoring Report within the
allotted 90-day timeframe resulting
from delays with analysis, special
study results or other complex issues,
a schedule shall be submitted to MMC
establishing agreed due dates and the
provision for submittal of monthly
status reports until this measure can
be met.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

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

Recording Sites with State of
California Department of Parks
and Recreation

The Pl shall be responsible for
recording (on the appropriate
State of California Department of
Park and Recreation forms-DPR
523 A/B) any significant or
potentially significant resources
encountered during the
Archaeological Monitoring
Program in accordance with the
City's Historical Resources
Guidelines, and submittal of such
forms to the South Coastal
Information Center with the Final
Monitoring Report.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

MMC shall return the Draft Monitoring
Report to the PI for revision or, for
preparation of the Final Report.

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

MMC shall provide written verification
to the PI of the approved report.
MMC shall notify the RE or B, as
appropriate, of receipt of all Draft
Monitoring Report submittals and
approvals.

B. Handling of Artifacts
1. The Pl shall be responsible for

ensuring that all cultural remains
collected are cleaned and catalogued

2. The Pl shall be responsible for

ensuring that all artifacts are analyzed
to identify function and chronology as
they relate to the history of the area;
that faunal material is identified as to
species; and that specialty studies are
completed, as appropriate.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

3. The cost for curation is the

responsibility of the property owner.

C. Curation of artifacts: Accession Agreement
and Acceptance Verification

1.

The Pl shall be responsible for
ensuring that all artifacts associated
with the survey, testing and/or data
recovery for this project are
permanently curated with an
appropriate institution. This shall be
completed in consultation with MMC
and the Native American
representative, as applicable.

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

When applicable to the situation, the
Pl shall include written verification
from the Native American
consultant/monitor indicating that
Native American resources were
treated in accordance with state law
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

D. Final Monitoring Report(s)
1.

and/or applicable agreements. If the
resources were reinterred, verification
shall be provided to show what
protective measures were taken to
ensure no further disturbance occurs
in accordance with Section IV -
Discovery of Human Remains,
Subsection 5.

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

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

Noise
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Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

Due to the
proximity of the
construction
activities to nearby
residences,
construction noise
levels would
potentially exceed
the City's adopted
Noise Ordinance,
San Diego
Municipal Code,
Section 5.9.5.0404
(i.e., 75 dBA Leq12-
hour at
residences]). As
such, construction
noise impacts of
the Assisted Living
Facility would be
potentially
significant.

MM-NOI-1: Temporary Construction Noise

Prior to issuance of a grading permit, the grading
plans shall be verified by the City to state the
following:

The proposed project applicant or its contractor
will implement one or more of the following
options for onsite noise control and sound
abatement means that, in aggregate, would yield
a minimum of approximately 10 dBA of
construction noise reduction during the grading
phase of the Project.

® Administrative controls (e.g., reduce operating
time of equipment and/or prohibit usage of
equipment type[s] within certain distances to

a nearest receiving occupied off-site property).

® Engineering controls (change equipment
operating parameters [speed, capacity, etc.],
or install features or elements that otherwise
reduce equipment noise emission [e.g.,
upgrade engine exhaust mufflers]).

® |Install noise abatement on the site’s southern
boundary fencing (or within, as practical and
appropriate) in the form of sound blankets
having a minimum sound transmission class

With the application of mitigation, project impacts related to
noise would be reduced to below a level of significance.
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Table ES-1

Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

(STC) of 20 or comparably performing
temporary solid barriers (e.g., plywood
sheeting at least %2" thick, with no airgaps

between adjacent vertical sheets) to occlude
construction noise emission between the site

(or specific equipment operation as the

situation may define) and the noise-sensitive

receptor(s) of concern.
MM-BIO-1: (see above)
MM-BIO-2: (see above)

Tribal Cultural Resources

In the event that an
unknown, intact
archaeological
material or burial-
related item is
encountered
during project
construction, the
potential
disturbance to the
site would be a
potentially
significant impact

MM-CR-1: (see above)

With the application of mitigation, project impacts related to
tribal cultural resources would be reduced to below a level of

significance.
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Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
After Mitigation

Waste-ManagementPlan{);

YRS
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While Table ES-1 identifies the mitigation measures for the Assisted Living Facility, Table ES-2 compares the Assisted Living Facility impacts
and mitigation with what was identified in the 2014 Church EIR.

Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
5.1 Land Use

General Plan and | Less than NA NA NA NA Less than significant
Community Plan | significant
Consistency
Deviation or No impact NA NA Although the NA Less than significant
Variance Assisted Living

Facility requires

several

discretionary

actions, the

Assisted Living
Facility does not
propose a
variance or
deviation that
would lead to a
significant
physical impact
onthe
environment.
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Impacts would be
less than
significant.
MSCP Potentially LU-1 Less than The Assisted 2014 Church | Less than significant
Consistency significant direct | (revegetation of | significant with | Living Facility EIR Mitigation
(Direct Impacts) impact to the temporarily mitigation. results in no Measure LU-1
MHPA impacted 0.10 direct impact to is not
acre area) the MHPA, and applicable to
the impact is less | the Assisted
than significant. Living Facility.

The Church
impact to the
MHPA remains
the same as
identified in the
2014 Church EIR.
Mitigation
Measure LU-1
from the 2014
Church EIR has
been
implemented.
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
MSCP Potentially LU-2 (MHPA land | Less than The City now Mitigation Less than significant
Consistency significant use adjacency significant with | requires the measure LU-2
(Indirect Impacts) | indirect impact guidelines, mitigation Land Use from the 2014
to the MHPA including Adjacency Church EIR is
preconstruction Guidelines as not included
surveys for standard as mitigation
California conditions. As but rather as
Gnatcatcher) such, the CM-BIO-1.
proposed
Assisted Living
Facility would
include
compliance with
the Land Use
Adjacency
Guidelines as a
standard
condition (see
CM-BIO-1). The
Assisted Living
Facility would
have a less than
significant
El Camino Real Assisted Living Facility Project City of San Diego
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR
2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
indirect impact to
the MHPA.
Divide an Not previously NA NA NA NA Less than significant
Established evaluated
Community
General Plan Not previously NA NA NA NA Less than significant
Noise Element evaluated
5.2 Agricultural Resources
Conversion of Less than NA NA NA NA Less than significant
Farmland or significant
Significant
Farmland,
Conflicts with
Zoning for
Agricultural Use
or Williamson Act
Contracts
5.3 Air Quality

Air Quality Plan Less than NA NA NA NA Less than significant

significant
Air Quality Less than NA NA NA NA Less than significant
Violation significant
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

would have a less
than significant
impact to
sensitive habitats
and vegetation
communities and
MM LU-1 is not
applicable to the

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Exposure to Less than NA NA NA NA Less than significant
Pollutants significant
Odors Less than NA NA NA NA Less than significant
significant
Air Movement Not previously NA NA NA NA Less than significant
evaluated
5.4 Biological Resources
Sensitive Habitats | Potentially LU-1 Less than Mitigation MM-LU-1 is Less than significant
and Vegetation significant direct | (revegetation of | significant Measure LU-1 not included
Communities impact to 0.10 temporarily from the 2014 as mitigation
acre of sensitive | impacted 0.10 Church EIR has for the
vegetation acre area) been Assisted
communities in implemented. Living Facility.
the MHPA The Assisted
Living Facility
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Assisted Living
Facility.
Special-Status The Church BIO-1 Less than Projects must While Less than significant
Plant and Wildlife | would potentially | (Preconstruction | significant comply with state | Mitigation with mitigation

Species

impact nesting
birds protected
by the Migratory
Bird Treaty Act
(MBTA) and Fish
and Game Code
(FGC), which
could be present
on the site during
the breeding
season, including
the California
horned lark.

surveys for
nesting birds)

and federal
regulations,
including MBTA
and FGC. In
addition, the
Assisted Living
Facility would
include
compliance with
the Land Use
Adjacency
Guidelines as a
standard
compliance
measure (see
CM-BIO-1).
While the 2014
Church EIR
identified

Measure BIO-
1 was
previously a
mitigation
measure in
the 2014
Church EIR,
this measure
is now
considered a
compliance
measure (see
CM-BIO-1).
Therefore,
Mitigation
measure BIO-
1 from the
2014 Church
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
potential impacts | EIR would not
to nesting birds be required.
protected by the | pye to the
MBTA, including | 3dditional
the California potential
horned lark, it impacts to
did not sensitive
specifically nesting bird
identify impacts | species, the
to nesting yellow | Assisted
warbler, least Living Facility
Bell's vireo, and | would require
white-tailed kite MM-BIO-1.
that are
identified for the
Assisted Living
Facility herein.
Wetlands Less than NA NA NA NA Less than significant
significant
Wildlife Potentially BIO-1 Less than Projects must While Less than significant
Movement and significant (Preconstruction | significant comply with state | Mitigation
Nursery Site impacts to surveys for and federal Measure BIO-
nesting birds. nesting birds) regulations, 1 was
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
including MBTA previously a
and FGC. In mitigation
addition, the measure in
Assisted Living the 2014
Facility would Church EIR,
include this measure
compliance with | is now
the Land Use considered a
Adjacency compliance
Guidelines as a measure (see
standard CM-BIO-1).
compliance Therefore,
measure (see Mitigation
CM-BIO-1). measure BIO-
1 from the
2014 Church
EIR would not
be required.
Habitat Potentially LU-1 Less than Mitigation The Assisted No Impact
Conservation significant direct | (revegetation of | significant Measure LU-1 Living Facility
Plan and Local and indirect temporarily from the 2014 would have
Biological impact to the impacted 0.10- Church EIR has less than
MHPA acre area) been significant
El Camino Real Assisted Living Facility Project City of San Diego
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

surveys for
California
Gnatcatcher)

now requires the
Land Use
Adjacency
Guidelines be
included as
standard
conditions
instead of
mitigation. As
such, the
proposed
Assisted Living
Facility would
include
compliance with
the Land Use
Adjacency
Guidelines as a

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact

Resource Policy LU-2 (MHPA land implemented impacts
Consistency use adjacency and is not related to

guidelines, applicable to the | biological

including Assisted Living resource

preconstruction Facility. The City | policy

consistency.
measure LU-1
of the 2014
Church EIR
does not
apply.
Mitigation
measure LU-2
from the 2014
Church EIRis
not included
as mitigation
but rather as
CM-BIO-1.
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
standard
condition (see
CM-BIO-1)
instead of as
mitigation
measure LU-2 of
the 2014 Church
EIR.
Invasive Plant Potentially LU-1 Less than Mitigation Mitigation Less than significant
Species significant (revegetation of | significant Measure LU-1 Measure LU-1

indirect impact temporarily from the 2014 does not

to the MHPA impacted 0.10 Church EIR has apply.

through acre area) been Mitigation

disturbance LU-2 (MHPA land implemented Measure LU-2

adjacent to use adjacency and is not is not

natural open guidelines, applicable to the | included as

space. including Assisted Living mitigation but

preconstruction
surveys for
California
Gnatcatcher)

Facility. The City
now requires the
Land Use
Adjacency
Guidelines be
included as

rather as CM-
BIO-1.
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
standard
conditions
instead of
mitigation. As
such, the
proposed
Assisted Living
Facility would
include
compliance with
the Land Use

Adjacency
Guidelines as a
standard
condition (see
CM-BIO-1).
5.5 Greenhouse Gas Emissions
Generate Less than NA NA The City adopted NA Less than significant
Significant significant the Climate
Greenhouse Gas Action Planin
Emissions or 2015. The current
Conflict with the City CEQA
City's Climate Significance
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Facility to be
analyzed per the
City's CAP
Consistency
Checklist. Most
recently, on
August 2, 2022,
the City Council
adopted an
update to the
CAP (2022 CAP
Update). The City
also updated its
GHG threshold,
which included a
project’s
compliance with
the Climate

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Action Plan or Determination
Another Thresholds (City
applicable Plan, of San Diego
Policy, or 2022) require the
Regulation Assisted Living
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

Issue Area

2014 Church EIR

Assisted Living Facility FSEIR

Impact

Mitigation
Measure

Significance of
Impact After
Mitigation

Change In
Circumstance or
Impact

New and/or
Change in
Mitigation

Significance of Impact

Action Plan
Consistency
Regulations (CAP
Consistency
Regulations) as
the new GHG
threshold upon
the applicable
effective date of
Ordinance O-
21528
implementing
the CAP
Consistency
Regulation.
However,
Regulatory
requirements
applicable to
development
projects
pursuant to the
CAP Consistency
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Issue Area

Impact

Mitigation
Measure

Significance of
Impact After
Mitigation

Change In
Circumstance or
Impact

New and/or
Change in
Mitigation

Significance of Impact

Regulations are
not yet effective
within the
Coastal Zone and
would only apply
prospectively to
projects with
applications
deemed
complete after
the CAP
Consistency
Regulations
become effective
in the Coastal
Zone. However,
Until the CAP
Consistency
Regulations go
into effect in the
Coastal Zone for
new project
applications, the
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

Issue Area

2014 Church EIR

Assisted Living Facility FSEIR

Impact

Mitigation
Measure

Significance of
Impact After
Mitigation

Change In
Circumstance or
Impact

New and/or
Change in
Mitigation

Significance of Impact

2016 CAP
Consistency
Checklist remains
the applicable
GHG threshold in
the Coastal Zone.
(0-21528,
Sections 7, 10,
and 11.)
Nevertheless,
projects are
permitted to
implement the
regulations as
project design
features to aid
the City in
meeting its
accelerated GHG
targets.
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
.6 Historical Resources
Prehistoric and Potentially CR-1 Less than NA Mitigation Less than significant
Historic significant impact | (Archeological significant. Measure CR-1, | with mitigation
Resources on unknown Monitoring) from the 2014
archaeological Church EIR,
resources would be
applied to the
Assisted
Living Facility
through MM-
CR-1.
5.7 Paleontological Resources
Paleontological Potentially PALEO-1 Less than Since the Mitigation Less than significant
Resources significant impact | (Paleontological significant certification of Measure
previously Monitoring) the 2014 Church | PALEO-1is no
unrecorded EIR, the City longer
paleontological adopted San applicable
material Diego Municipal | because

Code Section
142.0151, which
requires
paleontological
monitoring when

paleontologic
al monitoring
is now
required by
an existing
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
this threshold is | ordinance and
exceeded. is included as
compliance
Measure CM-
PAL-1.
5.8 Transportation
Consistency with | Less than NA NA NA NA Less than significant
Applicable significant
Transportation
Programs and
Regulations
VMT Not previously NA NA While SB 743 was NA Less than significant
analyzed signed into law
on September
27,2013 prior to
the 2014 Church
EIR certification,
the
implementing
CEQA Guideline,
15063.4, effective
December 28,
2018, set a
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

jurisdictions to
transition from
using LOS as a
metric for
determining
transportation
impacts to VMT.
The City
Significance
Determination
Guidelines were
updated to
include VMT in
2020 subsequent
the 2014 Church
EIR. The Assisted
Living Facility
would have a less
than significant
VMT impact.

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
deadline of July 1,
2020, for
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

of the Church
dome (90 feet),
impacts are
considered to
significant and
unavoidable.

would comply
with the zoning
code height
limits. Visual
impacts of the
proposed
Assisted Living
Facility would be
less than
significant. The
Church dome
would continue
to be significant

and unavoidable.

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Hazardous Design | Less than NA NA NA NA Less than significant
significant
Emergency Access | No Impact NA NA NA NA Less than significant
5.9 Visual Effects and Neighborhood Character
Public Scenic Less than NA NA NA NA Less than significant
Vista Obstruction | significant
Negative Due to the NA Significant The Assisted NA Less than significant
Aesthetic proposed height Living Facility
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Visual Due to the NA Significant The Assisted NA Less than significant
Incompatibility proposed height Living Facility
of the Church would comply
dome (90 feet), with the zoning
impacts are code height
considered to limits. Visual
significant and impacts of the
unavoidable. proposed
(same as above) Assisted Living
Facility would be
less than
significant. The
Church dome
would continue
to be significant
and unavoidable
(same as above).
Landmark Tree Less than NA NA NA NA Less than significant
significant
Changes in Less than NA NA NA NA Less than significant
Existing significant
Landform
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Light and Glare Less than NA NA NA NA Less than significant
significant
5.10 Noise

Ambient Noise Less than NA NA The Assisted The Assisted Less than significant
Increase significant Living Facility Living Facility | with Mitigation

construction would

would occur implement

closer to sensitive | MM-NOI-1 to

receptors than reduce

the Church and temporary

would resultin construction

potentially noise.

significant

construction

noise impacts to

residences.
Groundborne Less than NA NA NA NA Less than significant
Vibration and significant
Noise
Airport Noise No Impact NA NA NA NA Less than significant

5.11 Tribal Cultural Resources
Tribal Cultural Not previously NA NA At the time of the | The Assisted Less than significant
Resources evaluated 2014 Church EIR, | Living Facility | with mitigation
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
tribal cultural would include
resource MM-CR-1,
thresholds were | which
not included in includes
the CEQA archaeological
Guidelines. In monitoring to
2014, Assembly reduce
Bill 52 updated impacts to
Appendix G of tribal cultural
the CEQA resources.
Guidelines to
include impact
thresholds
related to
impacts on tribal
cultural
resources.
7.0 Effects Not Found to be Significant
Energy Less than NA NA NA NA Less than significant
significant
Forestry Not previously NA NA NA NA No Impact
Resources evaluated
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Geologic Less than NA NA NA NA Less than significant
Conditions significant
Health and Safety | Less than NA NA NA NA Less than significant
significant
Hydrology/ Water | Less than NA NA NA NA Less than significant
Quality significant
Mineral No impact NA NA NA NA No impact
Resources
Population and No impact NA NA NA NA No impact
Housing
Public Services Less than NA NA NA NA Less than significant
significant
Public Utilities Less than NA NA No No Less than significant
significant with implementation
of the project-specific
WMP, included as
Appendix M
Wildfire Less than NA NA No No Less than significant
significant
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ES-4 EFFECTS NOT FOUND TO BE SIGNIFICANT

Section 15128 of the CEQA Guidelines requires that an EIR briefly describe potential environmental
effects that were determined not to be significant. The following environmental issues discussed in
Chapter 7.0, Effects Not Found to be Significant, are not considered significant and are therefore not
discussed in detail in the EIR: energy, forestry resources, geologic conditions, health and safety,
hydrology/water quality, mineral resources, population and housing, public services and facilities,

public utilities (with implementation of the project-specific Waste Management Plan), and wildfire.

ES-5 AREAS OF KNOWN CONTROVERSY

The City Development Services Department circulated the Notice of Preparation (NOP) and Scoping
Letter for the proposed project on December 15, 2021, to interested agencies, groups, and
individuals. The 30-day public scoping period ended January 14, 2021. Comments received during
the NOP public scoping period were focused on the following primary issues: land use, agricultural
resources, biological resources, transportation, visual effects and neighborhood character, noise,
tribal cultural resources, and public services and facilities. Refer to Appendix A for additional details.

ES-6 ISSUES TO BE RESOLVED BY THE CITY COUNCIL

The issues to be resolved by the decision-making body are whether to adopt the proposed project
and whether the significant impacts of the project with respect to biological resources, cultural
resources, noise, and tribal cultural resources have been fully mitigated below a level of significance.
Lastly, the City would determine whether any alternative might meet the key objectives of the
project while reducing its environmental impact.

ES-7 PROJECT ALTERNATIVES

An analysis of alternatives has been provided in this document to provide decision makers with a
reasonable range of possible alternatives to be considered. The discussion in this FSEIR focuses on
three alternatives: the No Project/No Build Alternative, the Sensitive Nesting Bird Construction Noise
Impact Avoidance Alternative, and the Construction Noise Impact Avoidance Alternative. A matrix
displaying the major characteristics and significant environmental effects of alternatives is provided
in Table ES-3 to summarize the comparison. The Sensitive Nesting Bird Construction Noise Impact
Avoidance Alternative results in the least environmental impacts while still meeting some of the
project objectives and would be the environmentally superior alternative.
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Alternatives Summary

Table ES-3

Sensitive
Nesting Bird
Construction
Noise Impact

Construction
Noise Impact

Environmental No Project/No Avoidance Avoidance
Issue Project Build Alternative | Alternative Alternative
Land Use Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
less than
significant.
Agricultural Impacts would be Similar Impacts Similar Impacts | Similar Impacts
Resources less than

significant.

Air Quality and
Odor

Impacts would be
less than
significant.

Reduced Impacts

Similar Impacts

Similar Impacts

Biological
Resources

Impacts would be
less than significant
with mitigation
implemented.

Reduced Impacts

Reduced
Impacts

Similar Impacts

Greenhouse Gas

Impacts would be

Reduced Impacts

Similar Impacts

Similar Impacts

Emissions less than

significant.
Historical Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
Resources less than significant

with mitigation
implemented.

Paleontological
Resources

Impacts would be
less than
significant.

Reduced Impacts

Similar Impacts

Similar Impacts

Transportation/
Circulation and

Impacts would be
less than

Reduced Impacts

Similar Impacts

Similar Impacts

Parking significant.
Visual Effects and Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
Neighborhood less than
Character significant.
Noise Impacts would be Reduced Impacts | Similar Impacts | Reduced
less than significant Impacts

with mitigation
implemented.
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Table ES-3
Alternatives Summary

Sensitive
Nesting Bird
Construction
Noise Impact

Construction
Noise Impact

Environmental No Project/No Avoidance Avoidance
Issue Project Build Alternative | Alternative Alternative
Tribal Cultural Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
Resource less than significant

with mitigation
implemented.

El Camino Real Assisted Living Facility Project

ES-71

City of San Diego
October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT EXECUTIVE SUMMARY

INTENTIONALLY LEFT BLANK

El Camino Real Assisted Living Facility Project City of San Diego
ES-72 October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT

ACRONYMS

ACRONYMS
Acronym Definition
AB Assembly Bill
ACC Advanced Clean Cars
ACT Advanced Clean Trucks
ADD Assistant Deputy Director
ADRP Archaeological Data Recovery Program
AHU air handling unit
AME Archaeological Monitoring Exhibit
APE area of potential effect
APN Assessor's Parcel Number
ATCM Airborne Toxic Control Measure
BCME Biological Construction Mitigation/Monitoring Exhibit
Bl Building Inspector
BMP best management practice
BMZ Brush Management Zone
CAA Clean Air Act
CAAQS California Ambient Air Quality Standards
CalEEMod California Emissions Estimator Model
CALGreen California Green Building Standards Code
CAP Climate Action Plan
CARB California Air Resources Board
CCcC California Coastal Commission
CCR California Code of Regulations
CDFW California Department of Fish and Wildlife
CDP Coastal Development Permit
CEC California Energy Commission
CEQA California Environmental Quality Act
CESA California Endangered Species Act
CFC California Fire Code
CFGC California Fish and Game Code
CH4 methane
CM Compliance Measure
CNEL Community Noise Equivalent Level
CNRA California Natural Resources Agency
CcO carbon monoxide
CO, carbon dioxide
CO.e carbon dioxide equivalent
CPUC California Public Utilities Commission
CRHR California Register of Historical Resources
CRPR California Rare Plant Rank
CSS coastal sage scrub
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ACRONYMS

Acronym Definition
CSVR Consultant Site Visit Record
CUP Conditional Use Permit
dB decibel
dBA A-weighted decibel
DIF Development Impact Fee
DOC California Department of Conservation
DPM diesel particulate matter
DSD Development Services Department
EAS Environmental Analysis Section
ED Environmental Designee
EIR Environmental Impact Report
EO Executive Order
EPA U.S. Environmental Protection Agency
ESA Endangered Species Act
ESL Environmentally Sensitive Lands
FAR Floor Area Ratio
FFLMR Fire Fuel Load Modeling Report
FHWA Federal Highway Administration
FMMP Farmland Mapping and Monitoring Program
FPA Focused Planning Area
FSEIR Final Subsequent Environmental Impact Report
GHG greenhouse gas
GWP global warming potential
HAZWOPER Hazardous Waste Operations and Emergency Response
HCFC hydrochlorofluorocarbon
HCP Habitat Conservation Plan
HFC hydrofluorocarbon
HRG San Diego Historical Resources Guidelines
IPCC Intergovernmental Panel on Climate Change
JPA Joint Powers Authority
LCP North City Local Coastal Program
LDC Land Development Code
LUP Land Use Plan
MBTA Migratory Bird Treaty Act
MHPA Multi-Habitat Planning Area
MLD Most Likely Descendent
MM Mitigation Measure
MMC Mitigation Monitoring Coordination
MPO metropolitan planning organization
MRZ Mineral Resource Zone
MS4 Municipal Separate Storm Sewer System
MSCP Multiple Species Conservation Program
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ACRONYMS

Acronym Definition
MT metric ton
N,O nitrous oxide
NAAQS National Ambient Air Quality Standards
NAHC Native American Heritage Commission
NCFUA North City Future Urbanizing Area
NDP Neighborhood Development Permit
NF; nitrogen trifluoride
NHPA National Historic Preservation Act
NHTSA National Highway Traffic Safety Administration
NO, nitrogen dioxide
NOP Notice of Preparation
NOy oxides of nitrogen
NPDES National Pollution Discharge Elimination System
NPS National Park Service
NRHP National Register of Historic Places
NSLU noise sensitive land uses
NUP Neighborhood Use Permit
OHP Office of Historic Preservation
OPLA-PRP Omnibus Public Lands Act-Paleontological Resources Preservation
OPR Office of Planning and Research
OSHA Occupational Safety and Health Administration
PDF Project Design Feature
PDP Planned Development Permit
PFC perfluorocarbons
P Principal Investigator
PM Particulate Matter
PMo particulate matter with a diameter less than or equal to 10 microns
PMys particulate matter with a diameter less than or equal to 2.5 microns
PPV peak particle velocity
PRC California Public Resources Code
PRD Planned Residential Development
PTAC packaged terminal air-conditioning
RAQS Regional Air Quality Strategy
RE Resident Engineer
RHNA Regional Housing Needs Assessment
RPS Renewables Portfolio Standard
RTP Regional Transportation Plan
RWQCB Regional Water Quality Control Boards
SANDAG San Diego Association of Governments
SB Senate Bill
SCAQMD South Coast Air Quality Management District
SCE Southern California Edison
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Acronym Definition
SCIC South Coastal Information Center
SCS Sustainable Communities Strategy
SDAB San Diego Air Basin
SDAPCD San Diego Air Pollution Control District
SDFRD San Diego Fire-Rescue Department
SDMC San Diego Municipal Code
SDP Site Development Permit
SEIR Subsequent Environmental Impact Report
SFe sulfur hexafluoride
SIP State Implementation Plan
SLCP short-lived climate pollutants
SLF Sacred Lands File
SO, sulfur dioxide
SOy sulfur oxides
SPL sound pressure level
SSC Species of Special Concern
STC sound transmission class
STP shovel test pit
SWPPP Stormwater Pollution Prevention Plan
TAC toxic air contaminant
TCR tribal cultural resource
TIS Traffic Impact Study
TPA Transit Priority Area
USFWS U.S. Fish and Wildlife Service
VMT vehicle miles traveled
VOC volatile organic compound
WDM waste diversion measure
WMP Waste Management Plan
WPCP Water Pollution Control Plan
ZEV zero-emission vehicle
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CHAPTER 1.0 INTRODUCTION

This Final Subsequent Environmental Impact Report (FSEIR) evaluates the change in environmental
impacts associated with the incorporation of the El Camino Real Assisted Living Facility (Assisted
Living Facility) into the St. John Garabed Armenian Church (Church) project (PTS #240283). The
construction and operations of the Church were previously approved by the City of San Diego (City)
in 2015 and included a 350-seat church and three accessory use buildings on a 13.36-acre site
located at 13925 El Camino Real, San Diego. The Church has been constructed and is now
operational. The three accessory buildings that would be associated with the Church have not yet been
constructed. Subsequent to the certification of the 2014 St. John Garabed Armenian Church Project
Final Environmental Impact Report (Project No. 240283/SCH No. 2013071043; 2014 Church EIR), the
Church congregation acquired a 3.97-acre adjacent parcel to the Church site and are pursuing an
amendment to their existing approvals to develop the Assisted Living Facility on that adjacent parcel.
The project consists of an expansion of the approved Church to include an Assisted Living Facility.
Refer to Chapter 3 for the full project description.

This FSEIR is intended for use by decision makers in considering whether to approve or deny the
proposed Assisted Living Facility. It provides relevant information concerning the potential
environmental effects associated with the construction and operation of the Assisted Living Facility.
Discretionary actions being considered by the makers to implement the Assisted Living Facility:

e Site Development Permit (SDP) Amendment

e Conditional Use Permit (CUP) Amendment

¢ Uncodified CUP Ordinance

e Neighborhood Use Permit (NUP)

e Coastal Development Permit (CDP) Amendment (issued by the California Coastal Commission)

e Final SEIR

1.1 CEQA REQUIREMENTS

111 CEQA COMPLIANCE

The 2014 Church EIR was certified by the Planning Commission (Project No. 240283/SCH No.
2013071043) on October 20, 2014. The Church included 350-seat church and three accessory use
buildings on the 13.36-acre site located at 13925 El Camino Real, San Diego. Subsequent to the
certification of the 2014 Church EIR, the Church congregation acquired a 3.97-acre neighboring
parcel to the Church parcel to pursue development of the Assisted Living Facility on the site.
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When an EIR has been certified for a project, a subsequent or supplemental EIR must be prepared if
one of the following conditions has been met (State CEQA Guidelines Section 15162[a]):

(1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR due to the involvement of
new significant environmental effects or a substantial increase in the severity of previously
identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete, shows any of the following:

A. The project will have one or more significant effects not discussed in the previous EIR;

B. Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

C. Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project,
but the project proponents decline to adopt the mitigation measure or alternative; or

D. Mitigation measures or alternatives which are considerably different from those
analyzed in the previous EIR would substantially reduce one or more significant
effects on the environment, but the project proponents decline to adopt the
mitigation measure or alternative.

Due to new information of substantial importance that was not known at the time the 2014 Church
EIR was certified, this FSEIR is being prepared in accordance with CEQA Guidelines Section 15162. This
FSEIR tiers from the certified 2014 Church EIR (Project No. 240283/SCH No. 2013071043). This FSEIR
considers the issues discussed in the first-tier document and evaluates whether a significant effect has
been adequately addressed or if there is an effect that was not addressed in the 2014 Church EIR. As
needed, additional or updated mitigation is provided to address significant environmental impacts of
the proposed Assisted Living Facility.

According to Section 21002.1(a) of the CEQA statutes, “The purpose of an environmental impact report
is to identify the significant effects on the environment of a project, to identify alternatives to the
project, and to indicate the manner in which those significant effects can be mitigated or avoided.”
CEQA also establishes mechanisms whereby the public and decision makers can be informed about
the nature of the project being proposed, and the extent and types of impacts that the project and its
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alternatives would have on the environment if they were to be implemented. This FSEIR has been
prepared to comply with all criteria, standards, and procedures of the CEQA Guidelines (14 CCR 15000
et seq.). This FSEIR has also been prepared pursuant to the City's Significance Determination
Thresholds (2022), and represents the independent judgment of the City as lead agency.

1.1.2 NOTICE OF PREPARATION AND SCOPING MEETING

The scope of analysis for this FSEIR was determined by the City in a scoping letter dated December
2021, as well as a result of public responses to the Notice of Preparation (NOP). In compliance with
Section 15082 of the CEQA Guidelines, the City Development Services Department circulated the
NOP to interested agencies, groups, and individuals. The NOP has been included as Appendix A1 of
this FSEIR. The 30-day public scoping period ended January 14, 2022. Consistent with Section
21083.9 of the CEQA Statutes, a public scoping meeting was held to solicit comments regarding the
scope and analysis of the EIR. Consistent with the Office of Planning and Research guidance relating
to the convening of scoping meetings in the State of California in response to the COVID-19
pandemic, the City of San Diego used technology tools available to engage members of the public
and to solicit input on the scope of the environmental document. Therefore, in lieu of a public

scoping meeting to be held in person, a pre-recorded presentation was made accessible to the
public and available for viewing from December 15, 2021 to January 14, 2022. Comments received

during the NOP public scoping period were considered during the preparation of this FSEIR. The
NOP comments are included as Appendix A2 of this FSEIR. This FSEIR serves as a subsequent
document to the previously certified 2014 Church EIR, as referenced above. All environmental issues
analyzed in the 2014 Church EIR were considered during initial review of the project. Based on the
NOP comment letters and the previously certified 2014 Church EIR, the following issues were
determined to be potentially significant and are therefore addressed in Chapter 5.0, Environmental
Analysis, of this document:

e Land Use

Agricultural Resources

e Air Quality and Odor

e Biological Resources

e Greenhouse Gas Emissions

e Historical Resources

e Paleontological Resources

e Transportation/Traffic Circulation

e Visual Effects/Neighborhood Character
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e Noise

e Tribal Cultural Resources

The analysis in this FSEIR evaluates the adequacy of the 2014 Church EIR relative to the approval of
the project. The 2014 Church EIR indicates that significant impacts for the project site would be
substantially lessened or avoided if the mitigation measures recommended in the 2014 Church EIR
are implemented by future development for various environmental issues, as identified in Table ES-
2. Tribal Cultural Resources were not addressed in the 2014 Church EIR; however, the FSEIR
incorporates this additional issue area because there is potential for a significant impact to Tribal
Cultural Resources. Noise was included in Chapter 7, Effects Not Found to be Significant, in the 2014
Church EIR. However, it has been included in Chapter 5 of this FSEIR, due to the potential of a
significant impact associated with the Assisted Living Facility. A comparison of the FSEIR findings
relative to the 2014 Church EIR findings is provided in Table ES-2. The project would implement
applicable mitigation measures included in the 2014 Church EIR and/or this FSEIR, as indicated in
Table ES-2. The remainder of the CEQA topic issues identified in the CEQA Guidelines Appendix G are
addressed in Chapter 7.0, Effects Not Found to be Significant, of the FSEIR.

1.2 PURPOSE AND LEGAL AUTHORITY

The purpose of an EIR is to disclose the significant environmental effects of the project, alternatives to
the project, and possible ways to reduce or avoid potential environmental damage (14 CCR 15002).
This FSEIR evaluates the potentially significant environmental effects that would result with
implementation of the project in conjunction with the 2014 Church EIR. As this is a FSEIR, this analysis
will identify if the additional development of the proposed Assisted Living Facility in conjunction with
the Church would result in any substantial new information or new or substantially increased
environmental impacts that were not known at the time of the certification of the 2014 Church EIR.

The SEIR review process occurs in two basic stages. The first stage is the Draft SEIR, which offers the
public the opportunity to comment on the document, while the second stage is the Final SEIR, which
provides the basis for approving the project.

Draft SEIR

This SEIR would be made available for review by members of the public and public agencies for 45
days to provide comments “on the sufficiency of the document in identifying and analyzing the
possible impacts on the environment and ways in which the significant effects of the project might
be avoided or mitigated” (14 CCR 15204). This SEIR would be available for review at:

City of San Diego, Development Services Department
1222 First Avenue, Fifth Floor
San Diego, California 92101-4153
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Carmel Valley Branch of the San Diego Public Library
3919 Townsgate Drive
San Diego, California 92130

City of San Diego Website: https://www.sandiego.gov/planning/work/ceqa
The Notice of Availability of the SEIR was mailed as required by the CEQA Guidelines and the City.
Final SEIR

The City will consider written comments received on the SEIR in making its decision whether to
certify the SEIR as complete and in compliance with CEQA, and also whether to approve or deny the
project. In the final review, environmental considerations and economic and social factors will be
weighed to determine the most appropriate course of action. As the designated lead agency, the
City has assumed responsibility for preparing this document. When deciding whether to approve the
project, the City will use the information included in this SEIR to consider potential impacts on the
physical environment associated with the project.

Subsequent to certification of the SEIR, agencies with permitting authority over all or portions of the
project would use the SEIR as the basis for the SEIR evaluation of environmental effects of the
project and approval or denial of applicable permits.

Additional information regarding City and agency permits and approvals is detailed in Chapter 3.0 of
this FSEIR.

Lead Agency

The City is the lead agency in preparing this FSEIR in accordance with the California Environmental
Quality Act (CEQA) (California Public Resources Code, Section 21000 et seq.) and CEQA Guidelines (14
CCR 15000 et seq.) As Lead Agency, the City of San Diego Development Services Department,
Environmental Analysis Section conducted a preliminary review of the proposed development and
determined that this FSEIR was required. The analysis and findings in this document reflect the
independent, impartial conclusions of the City.

Responsible and Trustee Agencies

State law requires that all EIRs be reviewed by responsible and trustee agencies. A Responsible
Agency, defined pursuant to State CEQA Guidelines Section 15381, includes all public agencies other
than the Lead Agency that have discretionary approval power over the project. A Trustee Agency is
defined in Section 15386 of the CEQA Guidelines as a state agency having jurisdiction by law over
natural resources affected by a project that are held in trust for the people of the state of California.
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Implementation of the project would require consultation with the following responsible and trustee
agencies, as described below.

California Coastal Commission

The California Coastal Commission (CCC) was established by the California Coastal Act of 1976. The
CCC has planning and regulation authority over land and water within the Coastal Zone, which is
mapped by the state legislator. The CCC enforces polices set forth by the Coastal Act. The policies
generally pertain to issues such as public access and recreation along the coastline, visitor
accommodations, habitat protection, visual resources, landform alteration, agricultural lands,
commercial fisheries, industrial uses, water quality, offshore oil and gas development, transportation,
development design, power plants, ports, and public works (CCC 2019). The project site is within the
Coastal Zone and would require a Coastal Development Permit from the CCC. The CCCis a
Responsible Agency for the project, as the project requires discretionary approval from the CCC.

California Department of Fish and Wildlife

The California Department of Fish and Wildlife (CDFW) is a state agency that regulates wildlife,
plants, and habitats within the state of California. CDFW administers the California Endangered
Species Act (CESA) (CFGC Section 2050 et seq.), which prohibits the take of plant and animal species
designated by the California Fish and Game Commission as endangered or threatened in California.
CDFW also enforces the California Fish and Game Code. CDFW is a Trustee Agency for the project
considering the presence of biological resources adjacent to the site.

1.3 EIR FORMAT

The following is a list of the contents of this FSEIR.

e An executive summary of this FSEIR is provided at the beginning of this document. The
summary includes the conclusions of the environmental analysis and a comparative
summary of the project with the alternatives analyzed in this FSEIR.

e Chapter 1.0, Introduction, introduces the project in light of the required environmental
review procedures.

e Chapter 2.0, Environmental Setting, describes the project location and physical
environmental setting.

e Chapter 3.0, Project Description, provides a description of the project, the project's purpose
and objectives, and required discretionary approvals.

e Chapter 4.0, History of Project Changes, contains a discussion of how the project has
changed since its inception.
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e Chapter 5.0 consists of the environmental analysis, which examines the potentially significant
environmental issues. Specifically, Chapter 5.0 analysis will include a summary of the previous
2014 Church EIR analysis as well as the analysis of the proposed Assisted Living Facility.

e Chapter 6.0, Cumulative Impacts, addresses cumulative impacts.
e Chapter 7.0 addresses effects not found to be significant.

e Chapter 8.0, Mandatory Discussion Areas, describes significant effects which cannot be avoided,
significant irreversible environmental changes, and growth-inducing impacts of the project.

e Chapter 9.0, Alternatives, addresses a reasonable range of project alternatives.

e Chapter 10.0, Mitigation, Monitoring, and Reporting Program, provides mitigation for
significant impacts incurred by the project.

e Chapter 11.0, References Cited, contains a list of sources cited throughout the FSEIR
organized by section.

e Chapter 12, FSEIR Preparers, contains a list of all agencies and private individuals consulted
in preparing the FSEIR, and the persons, firms, or agency preparing the FSEIR.

The remaining FSEIR sections and appendices are provided as set forth in the table of contents.
Technical Appendices

Technical appendices, used as a basis for much of the environmental analysis in the FSEIR, have
been summarized in the FSEIR and are printed under separate cover as part of the FSEIR. The
technical appendices are available for review at the City of San Diego Development Services Center,
1222 First Avenue, Fifth Floor, San Diego, California 92101.

Incorporation by Reference

As permitted by CEQA Guidelines Section 15150, this FSEIR incorporates by reference previously
certified 2014 Church EIR (Project No. 240283/SCH No. 2013071043) and approved plans, which
provide supporting documentation used in the analysis for the project. This FSEIR also references
several technical studies and reports. Information from these documents has been briefly
summarized in this FSEIR, and their relationship to this FSEIR described. These documents are
included in Chapter 11.0, References Cited, and are hereby incorporated by reference. They are
available for review at the City of San Diego Development Services Center, 1222 First Avenue, Fifth
Floor, San Diego, California 92101.
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CHAPTER 2.0 ENVIRONMENTAL SETTING

This chapter provides a description of existing conditions on the 17.33-acre project site. The project
site consists of the 13.36-acre St. John Armenian Garabed Church (Church) parcel and the 3.97-acre El
Camino Real Assisted Living Facility (Assisted Living Facility) parcel. The 2014 St. John Garabed
Armenian Church Project Final Environmental Impact Report (2014 Church EIR) discloses information
regarding the Church parcel and surrounding conditions. The focus of the Final Subsequent EIR (FSEIR)
is the inclusion of the El Camino Real Assisted Living Facility parcel within the project site and the
analysis of constructing and operating an Assisted Living Facility on the site. The additional information
provided below is intended to provide an update to the 2014 Church EIR, as well as more details
regarding the Assisted Living Facility parcel. The section also provides an overview of the local and
regional environmental setting of the project, per Section 15125 of the CEQA Guidelines. More details
regarding the setting specifically pertaining to each environmental issue are provided at the beginning
of each impact area addressed in Chapter 5.0, Environmental Analysis.

2.1 LOCATION

The 17.33-acre project site is located within the northwestern corner of the City of San Diego, within
the northwestern extent of the North City Future Urbanizing Area (NCFUA) Framework Plan (City of
San Diego 1992) boundary (see Figure 2-1, Project Location). The site is located along El Camino Real
between Sea Country Lane and San Dieguito Road. The Church that was previously analyzed in the
2014 Church EIR is specifically located at Assessor’s Parcel Number (APN) 304-020-2400 at 13925 El
Camino Real in the City of San Diego. Directly to the south of the Church parcel is the Assisted Living
Facility parcel, which is APN 304-650-3700. The site is approximately 0.65 miles east of Interstate (1) 5
and approximately 1.8 miles east of the coastline. The City of San Diego Multiple Species
Conservation Program (MSCP) (City of San Diego 1997) Multi-Habitat Planning Area (MHPA) open
space is located to the east of the project site, residential uses are located to the south of the project
site, and the Evangelical Formosan Church is located to the west of the project site (see Figure 2-2,
Vicinity Map).

2.2 PHYSICAL CHARACTERISTICS

The Church is currently under construction on a portion of the 13.36-acre northern parcel of the
project site. The Church parcel has been graded, and currently includes the recently-constructed
and operational 350-seat main church building. The three associated accessory buildings have not
yet been constructed. Site access to the Church is via a right-in, right-out driveway on El Camino
Real.

The 3.97-acre Assisted Living Facility parcel is currently vacant. The eastern portion of the parcel,
approximately 1.12 acres or 28% of the site, is located within the City of San Diego MHPA. This
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eastern portion of the parcel contains eucalyptus woodland and arroyo-dominated riparian habitat.
The western portion of the site was previously used for agriculture and consists of disturbed habitat.
The Assisted Living Facility parcel is only accessible through the Church parcel.

Site elevation within the Assisted Living Facility parcel ranges from approximately 15 feet to 60 feet
above mean sea level. Topography is generally flat in the central and western portion of this parcel,
but a short, steep hill is located along the eastern portion of the site where it drops into the MHPA
and associated woodland, scrub, and wetland habitats to the east (Figure 2-2). According to the U.S.
Department of Agriculture Web Soil Survey (USDA 2022), three soil types, including Las Flores loamy
fine sand (5% to 9% slopes, eroded), Corralitos loamy sand (0% to 5% slopes), and Salinas clay loam
(0% to 2% slopes) are mapped within the Assisted Living Facility parcel.

Descriptions of additional on-site physical features, such as biological, geologic, cultural, and water
resources, are provided in their respective sections in Chapters 5.0 and 7.0.

2.3 SURROUNDING LAND USES

The project site is bordered by MSCP MHPA open space to the east, residential uses (Stallions Crossing
Residential Development) to the south, and an existing church (Evangelical Formosan) to the west
(Figure 2-2). The El Camino Real roadway is located along the northern project site boundary.

Open space, including the San Dieguito River Park, is located to the north along the San Dieguito
River. The MHPA open space area to the east includes Gonzales Canyon. This area includes a
drainage and sensitive riparian habitat. Several dirt trails extend through this area. Further to the
east of the canyon are single-family residences as well as equestrian centers.

The residential uses to the south are a part of the Stallions Crossing Residential Development, which
was developed between 2002 and 2004. This development consists of 47 single-family homes with
three to five bedrooms. This residential area is gated, with access provided to El Camino Real at Sea
Country Lane, which is approximately 0.30 miles to the south of the project site's access driveway.

The Evangelical Formosan Church is located directly west of the project site. This church was
constructed circa 2009 to 2010. El Camino Real access to this site is provided on the south side of
the church parking lot, approximately 0.25 miles south of the project driveway. Further west of the
adjacent church is open space associated with the San Dieguito River Park.

2.4 APPLICABLE LAND USE PLANS

Section 15125(d) of the CEQA Guidelines requires that a discussion of the inconsistencies between
the project and applicable general plans and regional plans be provided. The consistency analysis
for the project with applicable plans, policies, and regulations is provided in Section 5.1, Land Use, of
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this FSEIR. The following subsections describe the plans, policies, and regulations that are applicable
to the project.

2.4.1 GENERAL PLAN

The State of California requires each city to have a general plan to guide its future, and mandates that
the plan be updated periodically to ensure relevance and utility. The City’s General Plan was adopted by
the City Council on March 10, 2008. Since then, the City has approved amendments to the General Plan
in 2010, 2012, 2015, 2018, 2020 (Housing Element) and 2021. The City's General Plan is a comprehensive,
long-term planning document that prescribes overall goals and policies for development within the City.
The General Plan builds upon many of the goals and strategies of the previously adopted 1979 General
Plan, in addition to offering new policy direction in the areas of urban form, neighborhood character,
historic preservation, public facilities, recreation, conservation, mobility, housing affordability, economic
prosperity, and equitable development. It recognizes and explains the critical role of the community
planning program as the vehicle to tailor the “City of Villages” strategy for each neighborhood. It also
outlines the plan amendment process, and other implementation strategies, and considers the
continued growth of the City. The project site has a General Plan land use category of Residential and
Park, Open Space and Recreation (Figure 2-3, General Plan Land Use).

2.4.2 NCFUA FRAMEWORK PLAN

Adopted in September 1992 and as amended through 2014, the North City Future Urbanizing Area
(NCFUA) Framework Plan seeks to preserve the natural features of the plan area, including scenic
and biological resources, and incorporating these features in human landscapes. The goal of the
Framework Plan is to prevent premature urbanization until it has been determined that it will
accommodate the City's growth. By defining the built environment with an environmental
component, and concentrating development in specific areas, the Framework Plan has proven to be
a successful tool in reducing urban sprawl. A detailed analysis of the project’s consistency in the
context of the applicable elements of the General Plan and Framework Plan is provided in

Section 5.1 of this FSEIR. In the NCFUA Framework Plan, the proposed project site is designated as
Very Low Density Residential and Environment Tier.

24.3 ZONING

Zoning for the project site is currently designated by the City's Municipal Code (SDMC) as
Agricultural-Residential (AR-1-1; Figure 2-4, City of San Diego Zoning). The AR-1-1 zone requires
minimum 10-acre lots and the maximum structure height allowed is 30 feet. Pursuant to Section
131.0344 of the SDMC, a structure in the AR-1-1 zone may exceed the 30-foot structure height limit if
the front, side, and rear setbacks are each increased by 10 feet for each 10 feet, or portion thereof,
of structure height above 30 feet, except as limited by the regulations in Chapter 13, Article 2
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(Overlay Zones). In addition to agricultural uses and single-family residential development, Section
131.0322 of the SDMC establishes that assisted living facilities are allowed on AR-1-1 lands with a
Conditional Use Permit. A Conditional Use Permit Amendment is proposed to add the Assisted Living
Facility use to the site.

The project is also located within several other overlay zones. The applicable overlay zones include
the Fire Hazard Severity Zone and Parking Impact. The site is also located within the Coastal Zone
and is subject to California Coastal Commission approval. For more information see Section 5.1,
Land Use, of this FSEIR.

2.4.4 MULTIPLE SPECIES CONSERVATION PROGRAM

The MSCP is part of a comprehensive habitat conservation planning program for southwestern
San Diego County (County). A goal of the MSCP is to preserve a network of habitat and open space,
protecting biodiversity while allowing development of less sensitive lands. Local jurisdictions,
including the City, implement their portions of the MSCP through subarea plans, which describe
specific implementing mechanisms.

The City's MSCP subarea plan was adopted in March 1997. The MSCP subarea plan is a plan and
process for the City to issue permits under the federal and state Endangered Species Acts and the
California Natural Communities Conservation Planning Act of 1991. The primary goal of the MSCP
subarea plan is to conserve viable populations of sensitive species and to conserve biodiversity
while allowing for reasonable economic growth.

The MHPA consists of areas within which the permanent MSCP preserve would be assembled and
managed for biological resources. Areas not located within the MHPA would be available for
development proposals. The MSCP identifies a MHPA in the City for preservation of core biological
resource areas and corridors targeted for preservation. Lands within the City of San Diego MHPA are
proposed to be conserved by one of the following five methods: 1) conservation of existing public
lands; 2) land use restrictions of property within the MHPA through zoning regulations; 3) open
space exactions directed toward building the MHPA imposed on new development outside the
MHPA; 4) open space previously set aside on private lands for conservation as part of the
development process; and 5) public acquisition of private lands.

The eastern area of the Assisted Living Facility parcel includes MHPA (Figure 2-5, MSCP MHPA).
The Assisted Living Facility proposes to preserve that MHPA area as open space. Section 5.1,
Land Use, addresses the consistency with the MSCP goals and policies and the MSCP Land Use
Adjacency Guidelines.
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245 SAN DIEGUITO RIVER PARK CONCEPT PLAN

The San Dieguito River Park Concept Plan establishes the vision and goals for the future use of the
San Dieguito River Valley as determined by the San Dieguito River Valley Regional Open Space Park
Joint Powers Authority (JPA) its member agencies, and the JPA citizens advisory committee. The
overarching goal of the concept plan is to create a greenway and open space park system linking
Anza Borrego Desert State Park to the Pacific Ocean and to “ensure the preservation and protection
of the sensitive resources within the San Dieguito River Valley Regional Open Space Park’s Focused
Planning Area (FPA)” (JPA 2002). Also, the plan notes that in order to achieve this goal “all future
proposals within the planning area should be consistent with the goals, objectives, and development
standards set forth in this plan” (JPA 2002). The FPA for the San Dieguito River Park extends along a
55-mile corridor stretching from the just east of Volcan Mountain and ending at the mouth of the
San Dieguito River in Del Mar, encompassing approximately 80,000 acres of relatively open land that
corresponds to the viewshed of the San Dieguito River Valley. The concept plan contains park
objectives, park plan concepts regarding the preservation of the existing character of the valley,
preservation of sensitive biological resources and cultural resources, and design and development
standards and also discussed proposed park facilities including the Coast to Crest Trail, a proposed
linear trail system traversing the entire length of the FPA. The proposed alignment of the Coast to
Crest Trail is located in the vicinity of the project site, north of the San Dieguito River, and traverses
the SCE Wetlands Restoration Project site. Further, the concept plan provides generalized land use
and design recommendations for areas within the FPA, but notes that “the JPA itself does not have
land use authority over the properties within the FPA” and therefore looks to the JPA member
agencies to incorporate the goals and recommendation of the concept plan into general plans or
“appropriate planning documents” (JPA 2002).

The project site is located in the San Dieguito River Park Concept Plan western units and, more
specifically, within the western extent of Landscape Unit B, Gonzales and La Zanja Canyons.
Landscape Unit B is noted for its drainages that provide important habitat links and open space
connections to landscapes to the south including the Los Pefiasquitos Canyon Preserve. The concept
plan notes that the preservation of the various finger canyons of the landscape units would
“maintain habitat potential and the natural scenic character of the area as viewed from the valley
floor” and that “the mesas and upland slopes of these drainages...are a very important frame to the
view of the valley as it narrows"” (JPA 2002). Special design considerations for Landscape Unit B
include the dedication of space corridors in La Zanja and Gonzales Canyons in future development
proposals, development setbacks from the top of slope on adjacent ridgelines to reduce its visibility
from the FPA and provide an upland transition area, architectural treatments and landscaping
sensitive to the views from the park, and the construction of canyon overlooks/viewpoints in future
development proposals (JPA 2002). Refer to Section 5.1, Land Use, for further discussion on the
project's consistency with the San Dieguito River Park Concept Plan guidelines.
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2.4.6 REGIONAL AIR QUALITY PLAN

The San Diego Air Pollution Control District and San Diego Association of Governments (SANDAG)
jointly developed the San Diego Regional Air Quality Strategy (RAQS) to identify feasible emissions
control measures to achieve compliance with the state ozone standard. The RAQS addresses volatile
organic compounds and oxides of nitrogen, which are the precursors to the photochemical
formation of ozone. The current RAQS was initially adopted in 1991 and most recently revised in
2016 (SDAPCD 2016). The San Diego Air Pollution Control District has also developed the San Diego
Air Basin's input to the State Implementation Plan, which is required under the federal Clean Air Act
for areas that are in nonattainment of air quality standards. The RAQS relies on information from
the California Air Resource Board and SANDAG, including mobile area source emissions and
information regarding projected growth in the county to project future emissions. The RAQS then
determines the strategies necessary for reduction of emissions through regulatory controls. See
Section 5.3, Air Quality and Odor, for further details.

2.4.7 WATER QUALITY CONTROL PLAN FOR THE SAN DIEGO BASIN

The U.S. Environmental Protection Agency has delegated responsibility for implementation of
portions of the Clean Water Act to the State Water Resources Control Board and the Regional Water
Quality Control Boards (RWQCBSs), including water quality control planning and control programs,
such as the National Pollutant Discharge Elimination System program. The National Pollutant
Discharge Elimination System program is a set of permits designed to implement the Clean Water
Act that apply to various activities that generate pollutants with potential to impact water quality.

The RWQCB adopted a Water Quality Control Plan (Basin Plan) for the San Diego Basin. This Basin
Plan sets forth water quality objectives for constituents that could potentially cause an adverse
impact on the beneficial uses of water. The Basin Plan is designed to preserve and enhance the
quality of water resources in the San Diego region. The purpose of the Basin Plan is to designate
beneficial uses of the region’s surface waters and groundwater, designate water quality objectives
for the reasonable protection of those uses, and establish an implementation plan to achieve the
objectives. The Basin Plan incorporates by reference all applicable State Water Resources Control
Board and RWQCB plans and policies (RWQCB 2021).

Projects resulting in discharges, whether to land or water, are subject to Section 13263 of the California
Water Code and are required to obtain approval of Waste Discharge Requirements from RWQCB. During
construction and operation, private and public development projects are required to include stormwater
best management practices to reduce pollutants discharged from the project site. See Chapter 7, Effects
Not Found To Be Significant, for further details.
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2.4.8 SAN DIEGO FORWARD - REGIONAL PLAN

Every 4 years, SANDAG prepares a Regional Plan in collaboration with the 18 cities located in

San Diego County and the County itself, along with regional, state, and federal partners. This is a
broad-based community effort that plans for how our region will grow and how we will get around.
The Regional Plan addresses many important issues, including using land more wisely, building an
efficient and more accessible transportation system, protecting the environment, improving public
health, promoting a strong regional economy, better managing our access to energy, incorporating
equity into the planning process, addressing pressing needs on tribal lands, and supporting a
vibrant international border.

2.4.9 CLIMATE ACTION PLAN

Pursuant to Executive Order S-3-05 and Assembly Bill 32, which set greenhouse gas reduction
targets, as well as the California Air Resources Board Scoping Plan, the City adopted a Climate Action
Plan (CAP) (City of San Diego 2015). Pursuant to implementing the CAP, the City also adopted the use
of a CAP Checklist to be implemented by development projects on a project-by-project basis.
Projects that are consistent with the CAP and associated assumptions may rely on the CAP to
address cumulative greenhouse gas impacts. Projects that are inconsistent with the CAP require a
comprehensive project-specific analysis of greenhouse gas emissions and the incorporation of
measures to reduce potential impacts to the extent feasible. Cumulative greenhouse gas impacts
would be significant for any project that is not consistent with the CAP. The CAP land use
assumptions were based on the SANDAG Series 12 growth projections, which assumed the site
would be developed in accordance with the applicable zone. Most recently, on August 2, 2022, the
City Council adopted an update to the CAP (2022 CAP Update; City of San Diego 2022). The City also
updated its GHG threshold, which included a project's compliance with the Climate Action Plan
Consistency Regulations (CAP Consistency Regulations) as the new GHG threshold upon the
applicable effective date of Ordinance 0-21528 implementing the CAP Consistency Regulation. The
CAP Consistency Regulations establish measures that could be implemented on a project-by-project
basis to demonstrate consistency with the 2022 CAP pursuant to CEQA Guidelines Section
15183.5(b)(1)(D). Refer to Section 5.5, Greenhouse Gas Emissions, for additional analysis.

24.10 COMPLETE COMMUNITIES

Complete Communities includes planning strategies that work together to create incentives to build
homes near transit, provide more mobility choices and enhance opportunities for places to walk,
bike, relax, and play. These efforts ensure that all residents have access to the resources and
opportunities necessary to improve the quality of their lives. The City's Complete Communities plan
includes the following components: Housing Solutions, Mobility Choices, Play Everywhere, and
Infrastructure Now.
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Regulations for Complete Communities: Mobility Choices can be found in SDMC Chapter 14, Article
3, Division 11. As a part of this effort, the City has designated Mobility Zones to identify the
average vehicle miles traveled in different areas, as well as an Active Transportation In-Lieu Fee
program that collects fees from development projects to provide for mobility improvements. This
information is tied into the City's Transportation Study Manual and updated City CEQA
transportation significance thresholds. Refer to Section 5.8, Transportation, for additional details.

2.4.11 ENVIRONMENTALLY SENSITIVE LANDS

The purpose of the environmental sensitive lands regulations is to protect, preserve and, where
damaged, restore, the environmentally sensitive lands of San Diego and the viability of the species
supported by those lands. These regulations are intended to assure that development, including,
but not limited to coastal development in the Coastal Overlay Zone, occurs in a manner that protects
the overall quality of the resources and the natural and topographic character of the area,
encourages a sensitive form of development, retains biodiversity and interconnected habitats,
maximizes physical and visual public access to and along the shoreline, and reduces hazards due to
flooding in specific areas while minimizing the need for construction of flood control facilities. These
regulations are intended to protect the public health, safety, and welfare while employing
regulations that are consistent with sound resource conservation principles and the rights of private
property owners.

The Environmentally Sensitive Lands regulations and Beaches Guidelines and accompanying Biology,
Steep Hillside, and Coastal Bluffs and Beaches Guidelines are intended to serve as standards for the
determination of impacts and mitigation under the CEQA and the California Coastal Act. These
standards serve to implement the MSCP by placing priority on the preservation of biological
resources within the MHPA, as identified in the City of San Diego MSCP Subarea Plan and Vernal
Pool Habitat Conservation Plan. The habitat-based level of protection which will result through
implementation of the MHPA is intended to meet the mitigation obligations of the Covered Species
addressed. Refer to Section 5.4, Biological Resources, for additional details.
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CHAPTER 3.0 PROJECT DESCRIPTION

This chapter describes the objectives of the project and provides a detailed description of project
characteristics. This chapter also discusses the discretionary actions required and gives a brief
description of the environmental effects that are evaluated in Chapters 5.0 through 7.0 of this FSEIR.

3.1 PROJECT BACKGROUND

In November 2008, the St. John Garabed Armenian Church (Church) congregation began planning
for new church facilities that would follow Armenian tradition at the project site. The Church
included a 350-seat church and three accessory use buildings on the approximately 13.36-acre site
located at 13925 El Camino Real, San Diego (Assessor’s Parcel Number [APN] 304-020-2400). A Final
Environmental Impact Report (EIR) was certified by the Planning Commission for the St. John
Armenian Garabed Church project (2014 Church EIR) (Project No. 240283) on October 20, 2014.
Subsequently the California Coastal Commission approved the Coastal Development Permit for the
Church on January 14, 2016. Construction of the Church was initiated in 2018 and has been
constructed and is currently operational. The three accessory buildings that would be associated with
the Church have not yet been constructed.

Subsequent to the certification of the 2014 Church EIR, the Church congregation acquired an
adjacent parcel to the church (APN 304-650-3700). The Church site and the more recently acquired
3.97-acre El Camino Real Assisted Living Facility (Assisted Living Facility) site would be joined
together by a Lot Tie Agreement as a condition of project approval. In addition, a request for
reasonable accommodations would be required for the proposed Assisted Living Facility to afford
disabled persons an equal opportunity to use and enjoy housing accommodations or a dwelling, per
the federal Fair Housing Act (42 USC 3601-3619) and the California Fair Housing and Employment
Act (Govt Code 12900-12996). PMB Healthcare is proposed to have a long-term lease of the Assisted
Living Facility site. Due to this change in the original Church project, this FSEIR is being prepared in
accordance with CEQA Guidelines Section 15162(a)(2) to address amending the Church'’s existing
approvals to include the proposed Assisted Living Facility.

3.2 PROJECT OBJECTIVES

The objectives of the Assisted Living Facility are as follows:
1. Develop the underutilized site adjacent to the St. John Garabed Armenian Church.
(Fundamental project objective)

2. Provide a development complementary to the St. John Garabed Armenian Church that assists
the congregation with meeting their core values of a strong community and caring for the

El Camino Real Assisted Living Facility Project City of San Diego
3-1 October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT CHAPTER 3.0 -PROJECT DESCRIPTION

elderly and disabled by providing an assisted living facility that maximizes the number of beds.
(Fundamental project objective)

3. Provide an assisted living facility in walking distance from the St. John Garabed Armenian
Church. (Fundamental project objective)

4. Include amenities to specifically support individuals needing memory care and include
supporting amenities for basic-needs nursing care, housekeeping service, and meal service.

5. Include recreational amenities to improve quality of life and encourage residents to socialize
and be active.

6. Provide a design cohesive with the surroundings, including the neighboring homes in the
Stallions Crossing development, St. John Garabed Armenian Church, and the City of San
Diego's Multiple Habitat Planning Area (MHPA).

7. Include adequate parking to prevent overflow into the adjacent St. John Garabed Armenian
Church and neighborhood parking areas.

8. Afford disabled persons an equal opportunity to use and enjoy housing accommodations or
dwellings in an assisted living environment.

3.3 PROJECT COMPONENTS

The project consists of an expansion of the approved Church to include an Assisted Living Facility, as
described below.

3.3.1 APPROVED CHURCH

The approved Church includes a 350-seat church and three accessory use buildings on a 13.36-acre
parcel. The total area of the Church is 51,680 sf with a lot coverage of 40,960 sf. Refer to the 2014
Church EIR Chapter 3.0, Project Description, for figures and additional details regarding the Church.
While this approved Church is a part of the overall project, the associated discretionary actions are
already approved. The Church has been constructed and is currently operational. The three accessory
buildings that would be associated with the Church have not yet been constructed. although-the Thus,
the focus of this FSEIR is on the addition of the Assisted Living Facility, as described below.

3.3.2 ASSISTED LIVING FACILITY

The Assisted Living Facility is proposed south of the approved Church. More specifically, the Assisted
Living Facility would add a 105,568-sf building with 105 rooms and supporting amenities on the
3.97-acre parcel to the south of the Church, as shown in Figure 3-1, Site Plan. The Assisted Living
Facility would be regulated as a Nursing Facility per San Diego Municipal Code (SDMC) Section
141.0413. Because the 2014 Church EIR did not include the proposed Assisted Living Facility, the

El Camino Real Assisted Living Facility Project City of San Diego
3-2 October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT CHAPTER 3.0 -PROJECT DESCRIPTION

additional information provided below is intended to provide a project description update to the
2014 Church EIR Chapter 3.0, Project Description.

3.3.2.1 Building and Site Design

The proposed three-story facility would be a “m” shaped building that includes four courtyard areas.
The total area would be 105,568 sf with a lot coverage of 34,525 sf. The building architectural style
would be Mediterranean, with light-colored, adobe-like walls, and dark wood details (Figure 3-2,
Project Rendering). Wood details includes trellises and shutters. A varied roofline is proposed, with
some areas including terracotta tiled roofs. The proposed balcony insets and pop-outs would also
provide building articulation and visual interest.

The proposed Assisted Living Facility building would be 40 feet tall, which would exceed the baseline
30-foot height limit. An additional 10 feet of building height is allowed per each 10 feet increase of
setbacks per SDMC 131.0344. The project would provide greater than the minimum 20-foot setback
from adjacent properties in accordance with the zoning (AR-1-1). The project is providing setbacks of
45 feet 0 inches (north side yard), 187 feet 7 inches (back), 30 feet 0 inches (south side yard), and 63
feet 9 inches (front), which would allow for the increased height of 40 feet per SDMC 131.0344.

3.3.2.2 Assisted Living Units

The proposed 105 units would include 87 assisted living units and 18 memory care units. A total of
124 beds would be provided, including 104 assisted living beds and 20 memory care beds. The
assisted living unit would include 15 studios, 55 one-bedroom units, and 17 two-bedroom units.

3.3.23 Recreational and Supporting Uses

The Assisted Living Facility would include interior and exterior common recreational and supporting
uses for the residents of the facility. The interior common facilities would include a salon, dining
room, kitchen, laundry room, staff room, offices, mail room, housekeeping room, and storage. The
recreational amenities within the building would include a fitness center and multi-purpose room.
Exterior recreational uses would include a cutting and memory care garden to the west, an outdoor
seating courtyard to the south, a spa and pool to the southwest, and a pet area to the northwest.
These recreational and supporting amenities would only be for residents. The memory care garden

would be approximately 2,182 square feet and buffered from the MHPA by a landscaped slope. No
invasive plant species would be allowed within the project’s landscape plan, including the proposed
memory care garden per the Multiple Species Conservation Program (MSCP) Land Use

Adjacency Guidelines.
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3.3.24 Site Access and Parking

Access to the Assisted Living Facility parcel would be provided via one right-in/right-out only
driveway along El Camino Real and an ingress/egress access easement through the Church parcel to
the north. The Church internal access would be extended to the south and would include a vehicle
turnaround at the entrance to the Assisted Living Facility. The turnaround would include enhanced
pavement with concentric circles to direct traffic flow. A drop-off area would be provided at the
southern side of the turnaround.

The Assisted Living Facility’'s emergency access route would be provided through the same site
access as described above. Emergency vehicles would enter the site via El Camino Real and travel
south to the Assisted Living Facility access point. The site includes two, 26-foot-wide turnaround
areas adequate for a fire truck; one at the entrance area and one at the loading dock. Designated
fire lanes (a.k.a., red curb) with aerial fire access would be located on the north and east sides of the
building. As shown on Figure 3-3, Fire Access Plan, all areas of the Assisted Living Facility would be
accessible from the proposed hydrant and associated planned hose pulls.

The Assisted Living Facility provides an accessible path from El Camino Real, through the Church,
along the turnaround to the main building entrance. Internally, an exterior walkway would be
located around the perimeter of the building. This internal walkway would connect to building
access points and each of the exterior amenity areas.

Parking areas would be located to the south and east of the main site access entrance point. A total of 57
parking spaces would be provided, which exceeds the 42 spaces required by SDMC. Of those spaces, six
spaces would be designated for carpool, four would be electric vehicle capable spaces, and three would
be accessible parking spaces. The project would also include 12 short-term and 4 long-term bicycle
parking spaces. In addition, a loading area would be provided adjacent to the proposed kitchen.

3.3.25 Landscaping and Brush Management

A total of 29,967 sf of landscaped area is proposed within the Assisted Living Facility parcel. This
landscaping would be throughout the facility, but focuses heavy landscaping along the southern and
eastern boundaries adjacent to the Villas at Stallions Crossing development and MHPA (Figure 3-4a,
Landscape Plan - Shrub Plan). The heavily landscaped area would include species such as California
sagebrush, coyote brush, toyon, coast golden brush, sticky monkey-flower, deergrass, prickly pear
cactus, and lemonade berry. A variety of trees would also be located within this heavy landscaped
area, including evergreens, Torrey pines, and strawberry trees (Figure 3-4b, Landscape Plan - Trees).
The Assisted Living Facility also includes low water-use plant mix within the parking lot, medium-low
plant mix along the building perimeter, and medium-low enhanced shrub mix within the
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recreational amenity areas and entrance. Refer to Figures 3-4a and 3-4b for details regarding the
species included in those plant mixes.

Brush Management is required for premises that are within 100-feet of a structure and contain
native or naturalized vegetation. The Assisted Living Facility is bounded by development to the west
in the form of an existing parking lot, and to the south in the form of an existing single family
residence community. The wildland/urban interface occurs only towards the east and north. As
shown in Figure 3-6, the project will not consist of typical-standard San Diego Fire-Rescue
Department (SDFRD) Brush Management Zones (BMZ) 1 and 2 and alternative compliance would be
required. Based on the project’s site, land ownership, adjacency to mapped MHPA and wetland
buffer areas, and grading plans, the project would not achieve the City's standard BMZ widths at the
wildland-/urban interface. As such, the entire Assisted Living Facility site will be-maintained-inaBMZ
‘+conditionthat will-consist-ofinclude paved hardscape with an irrigated landscape area consistent with

PDE-FIRE 2aleng with-a-paved-hardscape development. area-surrounding-all-sides-of the-building to-the
property-line/MHPA-Line-or- 100-feet from-the structure-Specifically, BMZ 1, at the-wildland/urban

interface-extends from the exterior of the structure to between 65 and 100 feet from the northern side

of the structure and consists of irrigated landscape areas and BMZ-equivalent hardscape areas. The
project is within the Coastal Overlay Zone, which limits the maximum reduction of 30 feet if Zone 2.
On the east side of the Assisted Living Facility Structure, BMZ 1 extends from the exterior of the
structure up to 35 feet to the MHPA line, with no BMZ 2. Alternative compliance measures for the
reduced BMZs meet the purpose and intent of Section 142.0412 of the City Code (SDMC 142.0412(i)),
thereby minimizing the impacts to undisturbed native and/or naturalized vegetation and avoiding

encroachment into the MHPA. Alternative compliance measures would include the following: (1) all
windows on the north and east sides of the structure are required to provide exterior glazing in
windows (and sliding glass doors) to be dual pane with both panes tempered glass; (2) the entire
eastern side of the structure is also required to include 5/8-inch Type X fire rated gypsum sheathing
applied behind the exterior covering or cladding (stucco or exterior siding) on the exterior side of the
framing, from the foundation to the roof for a facade facing the MHPA open space and naturally
vegetated areas. Furthermore, the entire development site will be required to be maintained as an
all-irrigated low fuel BMZ 1 condition landscape with drought-tolerant, fire resistive plants. A Fire
Fuel Load Modeling Report (FFLMR) has been prepared for the project and is provided as Appendix
O. The FFLMR provides both City and State fire and building code required elements for
construction, as well as enhanced, City and state code-exceeding measures along the eastern side of
the structure where non-conforming BMZs occur adjacent to the MHPA.

3.3.2.6 Open Space

The eastern 1.12 acres of the Assisted Living Facility parcel would be retained as open space in
accordance with the existing designated MHPA. This area would be covered by a Covenant of
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Easement in conformance with the City's Environmentally Sensitive Lands (ESL) regulations, and
maintained as open space in perpetuity. Considering the proposed development is adjacent to the
MHPA, the Assisted Living Facility would be subject to the Land Use Adjacency Guidelines (City of San
Diego 1997). The Land Use Agency Guidelines include specific restriction and design of drainage,
toxics/project staging areas/equipment storage, lighting, noise control, barriers, invasives, brush
management, and grading/land development to protect adjacent sensitive biological resources.

3.3.2.7 Utilities

The proposed utilities and utility connections are illustrated on Figure 3-5, Utility Plan. As shown, existing
water, sewer, sewer force main, potable water, and fire lines are located in El Camino Real. These lines are
extended through the project site and up to the Church parcel to the north. The existing sewer line loops
through the Church parcel to the north back into the EI Camino Real line. The Assisted Living Facility would
connect to the sewer and fire existing lines at the northwestern area of the project site, as well as make
connections to the existing fire and domestic water lines in the southwestern area of the project site. In
addition, a private water main will be installed at the southwest portion of the Assisted Living Facility parcel
which would connect to an existing water main along El Camino Real at the southern portion of the project
site. This will provide irrigation water and domestic water to the site. Refer to Figure 3-5 for further details.

The existing overhead electrical lines would be retained as overhead lines. The Assisted Living
Facility would include an emergency generator, emergency electrical equipment and other electrical
equipment to ensure continued electrical service to the site considering the potential need for
medical equipment. The emergency generator would be similar to the Cummins model 300DQDAC
and would be tested for 1 hour each month to ensure adequate operations.

3.3.2.8 Grading and Construction

The Assisted Living Facility involves grading 2.84 acres of the 3.97-acre site (71% of the site). The
proposed grading would involve 26,435 cubic yards of cut with 125 cubic yards of fill, for an export of
26,310 cubic yards. The proposed maximum depth of cut is expected to be 12.4 feet, with the maximum
depth of fill at approximately 1 foot. The maximum cut and fill slopes would be at a two to one ratio. The
Assisted Living Facility requires three retaining walls to reduce grading. Two retaining walls are proposed
along the southern boundary and one retaining wall is proposed along the eastern boundary. The
maximum retaining wall length is 30 linear feet and the maximum height is 5 feet.

Grading and construction for the Assisted Living Facility is expected to begin in January 2023" and
take approximately 14 months to complete. The proposed grading phase would last approximately 2
months. Grading equipment would include dozers, scrapers, loaders, backhoes, and excavators.

' The analysis assumes a construction start date of January 2023, which represents the earliest date construction would initiate.

Assuming the earliest start date for construction represents the worst-case scenario for criteria air pollutant emissions because
equipment and vehicle emission factors for later years would be slightly less due to more stringent standards for in-use off-road
equipment and heavy-duty trucks, as well as fleet turnover replacing older equipment and vehicles in later years.
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Standard construction equipment is expected to be utilized, including cranes, forklifts, generator
sets, tractors, loaders, backhoes, welders, and bobcats. Paving would take approximately 2 months,
and would involve pavers, paving equipment, and rollers. Architectural coatings would take
approximately 3 months to apply. Construction of the Assisted Living Facility is expected to be
completed in March 2024. Refer to Table 3-1 for further details.
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Table 3-1
Assisted Living Facility Construction Phases
Average
Average Daily
Daily Vendor
Construction Worker Truck Total Haul Usage
Phase Trips Trips Truck Trips Equipment Quantity | Hours Start Date | Finish Date
Site 18 0 0 Rubber-Tired Dozers 3 8 1/1/2023 1/13/2023
Preparation Tractors/Loaders/ 4 8
Backhoes
Grading 20 0 0 Graders 1 8 1/14/2023 3/1/2023
Rubber-Tired Dozers 1 8
Excavators 2 8
Scrapers 2 8
Tractors/Loaders/ 2 8
Backhoes
Building 74 12 0 Crane 1 7 3/1/2023 3/1/2024
Construction Forklifts 3 8
Generators Sets 1 8
Tractors/Loaders/ 3 7
Backhoes
Welders 1 8
Paving 16 0 0 Pavers 2 8 11/1/2023 1/1/2024
Paving Equipment 2 8
Rollers 2 8
Architectural 16 0 0 Air Compressor 1 6 9/1/2023 1/1/2024
Coating
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3.4 PROJECT DESIGN FEATURES AND COMPLIANCE MEASURES

The project would be designed in accordance with the State of California Building Code and SDMC
requirements, as applicable. Construction would be performed by qualified contractors, and
contract documents, plans, and specifications would incorporate stipulations regarding standard
legal requirements and acceptable construction practices, including, but not limited to, traffic
control during construction activities, noise, geologic conditions, drainage and water quality
improvements, water quality protection and erosion and sedimentation control, construction-
related solid waste, and water supply. The project design features, in addition to the compliance
measures, are incorporated to reduce the potential for environmental impacts. These measures are
included in Table 3-32, which is included at the end of this chapter due to its length. The Assisted
Living Facility shall adhere to and implement all mandatory and non-mandatory measures contained
in Table 3-3, The-Assisted-Living Facilityand all design features and compliance measures in Table 3-
32 will be made conditions of the Assisted Living Facility approval.

3.5 DISCRETIONARY ACTIONS

As previously indicated, the Church was approved and is presently under construction. No
discretionary actions are currently being requested for the Church. The discretionary approvals
for the Assisted Living Facility are discussed and identified in Table 3-32.

Table 3-2
Discretionary Actions

Discretionary

Approval/Permit Approving Agency Purpose
Site Development Permit City of San Diego Allow development within
(SDP) Amendment Environmentally Sensitive Lands

(approximately 10% of the site is
located in the 100-year floodplain
and 28% is located in the MHPA).
Conditional Use Permit (CUP) City of San Diego Amendment to the existing Church
Amendment CUP, including a condition for a lot-
tie agreement requiring the Church
and Assisted Living Facility to be
developed as one overall project
and to allow the proposed Assisted
Living Facility in the AR-1-1 zone.
Uncodified Conditional Use City of San Diego Allow development of a Residential
Permit (CUP) Ordinance Care Facility (Nursing Facility) with a
CUP in the AR-1-1 zone through an
uncodified ordinance. SDMC Section
141.0413 prohibits Nursing Facilities

El Camino Real Assisted Living Facility Project City of San Diego
3-9 October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT

CHAPTER 3.0 -PROJECT DESCRIPTION

Table 3-2

Discretionary Actions

Discretionary
Approval/Permit

Approving Agency

Purpose

in Proposition A Lands. The
proposed use qualifies for
reasonable accommodations
pursuant to SDMC Section 131.0466
to allow a deviation-waiver to
development regulations to afford
disabled persons the equal
opportunity to use and enjoy a
dwelling. A deviation-waiver to the
regulation prohibiting Nursing
Facilities in Proposition A Lands was
approved in accordance with SDMC
Section 131.0466 via Process 1
review.

Neighborhood Use Permit
(NUP)

City of San Diego

Allow for a Comprehensive Sign
plan and associated project signage.

Coastal Development Permit
(CDP) Amendment

California Coastal
Commission

Allow for development within the
Coastal Overlay Zone.

Final SEIR

City of San Diego

Approval of the Final SEIR to allow
development of the Assisted Living
Facility.

Table 3-3

Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

Air Quality PDF-AIR-1:

PDF-AIR-2:

CM-AIR-1:

The project will use architectural coatings with a low-Volatile
Organic Compound (VOC) content of 5 grams per liter for internal
reapplication, and exterior architectural coatings would have a
VOC content of 50 grams per liter for any application during

construction.

The project will not include woodburning fireplaces or hearths
within the Assisted Living Facility units.

The project will comply with the San Diego Air Pollution Control
District Rule 55, Fugitive Dust Control. This includes watering the
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Table 3-3

Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

site during grading activities twice a day and reducing vehicle
speed on unpaved roads to 15 miles per hour.

CM-AIR-2: The project will use construction equipment fleet that meets an
average Environmental Protection Agency Tier 4 Interim emission
standard or better.

Biological CM-BIO-1:  The Assisted Living Facility shall adhere to and implement the
Resources following mandatory and non-mandatory measures contained in
the MHPA Land Use Adjacency Guidelines (City of San Diego
1997).

Drainage: The proposed parking lots and developed areas in
and adjacent to the preserve must not drain directly into the
MHPA. All developed and paved areas must prevent the
release of toxins, chemicals, petroleum products, exotic plant
materials and other elements that might degrade or harm
the natural environment or ecosystem processes within the
MHPA. This can be accomplished using a variety of methods
including natural detention basins, grass swales or
mechanical trapping devices. These systems should be
maintained approximately once a year, or as often as
needed, to ensure proper functioning. Maintenance should
include dredging out sediments if needed, removing exotic
plant materials, and adding chemical-neutralizing
compounds (e.g., clay compounds) when necessary and
appropriate.

Toxics/Project Staging Areas/Equipment Storage: Land uses,
such as recreation and agriculture, that use chemicals or
generate by-products such as manure, that are potentially
toxic or impactive to wildlife, sensitive species, habitat, or
water quality need to incorporate measures to reduce
impacts caused by the application and/or drainage of such
materials into the MHPA. Such measures should include
drainage/detention basins, swales, or holding areas with
non-invasive grasses or wetland-type native vegetation to
filter out the toxic materials. Regular maintenance should be
provided. Where applicable, this requirement should be
incorporated into leases on publicly owned property as
leases come up for renewal.
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Table 3-3
Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area Design Feature or Construction Measure

e Lighting: Lighting of all developed areas adjacent to the
MHPA should be directed away from the MHPA. Where
necessary, development should provide adequate shielding
with non-invasive plant materials (preferably native),
berming, and/or other methods to protect the MHPA and
sensitive species from night lighting.

¢ Noise: Uses in or adjacent to the MHPA should be designed
to minimize noise impacts. Berms or walls should be
constructed adjacent to commercial areas, recreational
areas, and any other use that may introduce noises that
could impact or interfere with wildlife utilization of the
MHPA. Excessively noisy uses or activities adjacent to
breeding areas must incorporate noise reduction measures
and be curtailed during the breeding season of sensitive
species. Adequate noise reduction measures should also be
incorporated for the remainder of the year.

Construction noise that exceeds the maximum levels allowed
(60 decibels [dB(a)] or greater at the beginning edge of the
habitat) shall be avoided during the breeding seasons for the
following: coastal California gnatcatcher (March 1 and August
15). If construction is proposed during the breeding season for
the species the following measures are required:

Coastal California Gnatcatcher (Federally Threatened)

Prior to the issuance of any grading permit for the Assisted Living
Facility, the City Manager (or appointed designee) shall verify that
the Multi-Habitat Planning Area (MHPA) boundaries and the
following project requirements regarding the coastal California
gnatcatcher are shown on the construction plans:

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

A qualified biologist (possessing a valid endangered species act
section 10(a)(1)(a) recovery permit) shall survey those habitat
areas within the MHPA that would be subject to construction
noise levels exceeding 60 dB(a) hourly average for the presence of
the coastal California gnatcatcher. Surveys for the coastal
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Table 3-3

Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

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

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

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

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

Design Feature or Construction Measure

end of the breeding season (August 16).

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

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

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

If this evidence concludes that no impacts to this species are
anticipated, no mitigation measures would be necessary. Once
project construction is complete, the assisted living facility is not
expected to produce noise at levels that could indirectly impact
MSCP-covered and special-status species within the habitats
adjacent to the project footprint.

e Barriers: New development adjacent to the MHPA may be
required to provide barriers (e.g., non-invasive vegetation,
rocks/boulders, fences, walls, and/or signage) along the
MHPA boundaries to direct public access to appropriate
locations and reduce domestic animal predation.

e Invasives: No invasive non-native plant species shall be
introduced into areas adjacent to the MHPA. Brush
Management: Brush management zones will not be greater
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Table 3-3

Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

CM-BIO-2:

Adherence with MHPA Area Specific Management Directives for
certain Covered Species:

in size than is currently required by the City's regulations
(this includes use of approved alternative compliance).
Grading/Land Development: Manufactured slopes
associated with site development shall be included within
the development footprint for projects within or adjacent to
the MHPA.

Coastal California gnatcatcher: Edge effects and disturbance
to this species would be reduced and minimized through
compliance with the Land Use Adjacency Guidelines, as
described above. A 35-foot Zone 1 brush management area
extending from the edge of the proposed structure to the
MHPA boundary on the eastern side of the project footprint
will reduce the potential for habitat degradation due to
unplanned fire. In addition, since the project impact footprint
would not overlap with the City's MHPA, no clearing of
occupied habitat within the MHPA would occur as a result of
the project.

Least Bell's Vireo: An upland buffer (wetland buffer) of
approximately 100 feet will be established between the
project impact footprint and adjacent suitable habitat for least
Bell's vireo. This species is assumed present in suitable
southern willow scrub and mulefat scrub habitat in the study
area. The project impact footprint has been sited outside of all
riparian habitat within the study area, therefore no clearing of
occupied habitat would occur as part of the project.

Cooper's Hawk: To avoid any indirect impacts to Cooper’s
hawk, construction within 300 feet of suitable habitat,
including brush management activities, shall occur outside of
the breeding season for this species (February 1 to September
15). If construction/brush management must occur during the
breeding season, a qualified biologist shall conduct a pre-
construction survey within suitable habitat to determine the
presence or absence of nesting birds within any portion of the
potentially occupied habitat within 300 of the project
footprint. The pre-construction survey shall be conducted
within 10 calendar days prior to the start of construction
activities. The applicant shall submit the results of the

El Camino Real Assisted Living Facility Project

City of San Diego
3-15 October 2024



SCH No. 2013071043; PRJ-675732

FINAL ENVIRONMENTAL IMPACT REPORT

CHAPTER 3.0 -PROJECT DESCRIPTION

Table 3-3
Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

to define the approved buffer.

California Fish and Game Code.

CM-BIO-5: Water Pollution Control Plan

following;

e Project planning

e Good site management “housekeeping”
¢ Non-storm-water management

e Erosion control

e Sediment control

e Run-on and run-off control

pollution prevention standards.

preconstruction survey to the City of San Diego's (City's)
Development Services Department (DSD) for review and
approval prior to initiating any construction activities. If
Cooper's hawk is detected, then an appropriate impact
avoidance area (a 300-foot buffer) shall be established around
the active nest using orange fencing or other clear
demarcation method. The radius of this avoidance buffer shall
be determined through coordination with the project biologist
and authorized by the City's project manager and DSD and
shall use orange fencing or other clear demarcation method

CM-BIO-3:  Adherence to MSCP Subarea Plan General Management
Directives regarding mitigation, restoration, public access,
litter/trash, adjacency management, invasives, and flood control.

CM-BIO-4: The project must comply with the Migratory Bird Treaty Act and

The City's Stormwater Standards require the development of a
Water Pollution Control Plan (WPCP) that outlines the BMPs and
pollution prevention measures that will be implemented prior to
and during construction activities. A project-specific WPCP will be
developed prior to construction, which will be tailored to address
project-specific water quality conditions and BMP requirements,
based on the actual construction activities that will be performed.
The BMP categories that will be addressed in the WPCP include the

Consistent with the Stormwater Standards and regulatory
requirements, the WPCP shall include objectives, responsibilities,
maintenance and inspection standards to ensure adherence to

El Camino Real Assisted Living Facility Project
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Table 3-3

Summary of Assisted Living Facility
Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

PDFCM-BIO-61: The project includes a Covenant of Easement over the

The project will be required to meet National Pollution Discharge
Elimination System regulations. During construction, silt fencing
should be placed around the project boundary to prevent runoff
from construction activities from entering the adjacent canyon and
drainage. Spill prevention and clean-up measures shall be practiced
on site. Fuel and equipment shall be stored at least 100 feet from
jurisdictional resources.

Prior to construction mobilization, the project contractor will
prepare a Stormwater Pollution Prevention Plan (SWPPP, in
accordance with the state's General Construction Stormwater
Permit - 99-08-DWQ) and implement the plan during construction.
Specific measures to be incorporated into the SWPPP include but
are not limited to the following:

a. All equipment will be maintained in accordance with
manufacturer's recommendations and requirements.
Equipment and containers will be inspected daily for leaks.

c. Contractor will utilize off-site maintenance and repair shops as
much as possible for maintenance and repair of equipment.

d. If maintenance of equipment occurs on site, within all areas,
fuel/oil pans, absorbent pads, or appropriate containment will
be used to capture spills/leaks.

This measure is in accordance with the City's MSCP Subarea Plan
and pursuant to the San Diego RWQCB Municipal Permit and the
City's Stormwater Standards Manual.

on-site MHPA area.

Greenhouse
Gas

CM-GHG-1:

CM-GHG-2:

Owner/Permittee shall comply with the Climate Action Plan
(CAP) Consistency Checklist stamped as Exhibit "A." Prior to
issuance of any construction permit, all CAP strategies shall be
noted within the first three (3) sheets of the construction plans
under the heading “Climate Action Plan Requirements” and shall
be enforced and implemented to the satisfaction of the
Development Services Department.

Owner/Permittee shall comply with the 2022 Climate Action Plan
(CAP) Update and associated regulations, adopted on July 26,
2022 Consistency Checklist stamped as Exhibit "A." Prior to

El Camino Real Assisted Living Facility Project City of San Diego
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Project Design Features and Compliance Measures

Subject Area

Design Feature or Construction Measure

PDF-GHG-1:

PDF-GHG-2:

PDF-GHG-3:

PDF-GHG-4:

PDF-GHG-5:

PDF-GHG-6:

issuance of any construction permit, all CAP strategies shall be
noted within the first three (3) sheets of the construction plans
under the heading “Climate Action Plan Requirements” and shall
be enforced and implemented to the satisfaction of the
Development Services Department.

The Assisted Living Facility shall implement cool roof material
with a minimum of 3-year aged solar reflection and thermal
emittance or solar reflection index equal to or greater than the
values specified in the voluntary measures as applicable under
California Green Building Standards Code.

The Assisted Living Facility shall implement plumbing fixtures and
fittings that do not exceed the maximum flow rate in the
California Green Building Standards Code, as applicable.

The Assisted Living Facility shall include the installation of 50% of
total required listed cabinets, boxes, or enclosures on the
Assisted Living Facility parcel to provide active electric vehicle
charging stations ready for use.

The Assisted Living Facility shall implement 12 short-term bicycle
parking spaces (11 short-term parking spaces required) and 4
long-term bicycle parking spaces (2 long-term parking spaces
required) within the Assisted Living Facility.

The Assisted Living Facility shall implement 1 shower stall and 3
lockers for use by employees within the Assisted Living Facility.

The Assisted Living Facility shall implement a Traffic Demand
Management program for the Assisted Living Facility, with:

e Parking management plan that includes charging employees
market-rate for single-occupancy vehicle parking and
providing reserved, discounted, or free spaces for registered
carpools or vanpools.

e Flexible or alternative work hours - Stage employee work
hours to avoid all employees arriving at peak travel times.

e Provide pick-up and drop-off to the Solana Beach AMTRAK
station, with the frequency of 6:30 am, 9:00 a.m., 2:00 p.m.,
4:30 p.m., and 7:15 p.m.

e Access to services that reduce the need to drive, including
access to on-site cafe and meal programs, and gym.

El Camino Real Assisted Living Facility Project City of San Diego
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PDF-GHG-7: The applicant shall pay an Urban Tree Canopy Fee of $7,250.

PDF-GHG-8: The applicant shall provide individual outlets for electric
charging at 8 of the 16 bicycle spaces proposed.

PDF-GHG-9: The applicant shall plant 215 trees on-site.

Hydrology and | CM-WQ-1: After construction, operation of the project will include a

Water Quality Stormwater Pollution Prevention Program (SPPP) that outlines spill
prevention plans and avoidance measures.

CM-wWQ-2: The Assisted Living Facility would also be required to comply with all
of the City's stormwater standards, including SDMC Sections
43.0301 to 43.0312, which prohibits non-stormwater discharges,
including spills, dumping, and disposal of materials other than
stormwater to the MS4, and reduces pollutants in discharges from
the MS4 to receiving waters, to the maximum extent practicable, in
a manner consistent with the Clean Water Act.

PDF-WQ-1:  The site design of the proposed project shall be reviewed prior to
the issuance of a building permit and shall include Best
Management Practices (BMPs) consistent with the Storm Water
Quality Management Plan prepared for the project and found in
Appendix L. These BMPs shall include biofiltration for pollutant
control. Source control BMPs would include on-site storm drain
inlets, landscaping/outdoor pesticide use, and refuse areas. Site
design BMPs would include implementing trees; conserving
natural areas, soils, and vegetation; minimizing impervious areas
and soil compaction; and landscaping with native or drought
tolerant species.
Transportation | CM-TRF-1: Provide a traffic control plan that would specifically address
construction traffic within the City's public rights-of-way,
satisfactory to the City Engineer. The traffic control plan would
include provisions for construction times, control plans for
allowance of bicyclists, pedestrians, and bus access throughout
construction. This traffic control plan would also include
provisions to ensure emergency vehicle passage at all times.
Noise CM-NOI-1:  Construction hours will_.comply with the San Diego Municipal
Code 59.5.0404 (Noise Ordinance), Construction Noise.
CM-NOI-2:  Should the grading phase of the proposed project occur during
the California gnatcatcher (CAGN) breeding season (see CM-BIO-
1), and with respect to the Coastal Sage Scrub (CSS) portion of the
Multiple Habitat Planning Area (MHPA) located southeast of the

El Camino Real Assisted Living Facility Project City of San Diego
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project site, the proposed project applicant or its contractor shall
implement 8'-tall to 12'-tall sound blankets or comparable
temporary solid barriers (e.g., overlapping plywood sheeting)
along site boundary fencing (or within, as practical and
appropriate) to occlude construction noise emission between this
CSS area and the southeastern region of the construction site.
Paleontological | CM-PAL-1:  In accordance with Land Development Code section 142.0151,
Resources the Assisted Living Facility construction will include
paleontological monitoring by a Qualified Paleontologist where
grading is to occur within previously undisturbed Old Paralic
Deposits as detailed in Land Development Manual Appendix P.

If paleontological resources, as defined in the General Grading
Guidelines for Paleontological Resources, are discovered during
grading, notwithstanding [San Diego Municipal Code] Section
142.0151(a), all grading in the area of discovery shall cease until a
qualified paleontological monitor has observed the discovery,
and the discovery has been recovered in accordance with the
General Grading Guidelines for Paleontological Resources.

Fire Protection

PDF-FIRE-14: The Assisted Living Facility will provide an alternative approach.
The entire Assisted Living Facility site will be-maintained-in-aZone
+-conditionthat-will-consist of an irrigated landscape area along with
a paved hardscape development area surrounding all sides of the
building to the property line/MHPA Line or 100 feet from the
structure (as possible). There will be no Zone 2 with a maodified

El Camino Real Assisted Living Facility Project City of San Diego
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PDF-FIRE-25:

PDF-FIRE-36:

PDF-FIRE-47:

CM-FIRE-1:

CM-FIRE-2:

and Zone 1 isteduced-on the eastern side as a typical BMZ will
encroach into open space belonging to the State or the MHPA.

Due to the inability to provide a full 100 feet of on-site brush
management around-the-exterior-of the-Assisted-Living Facility
structure;the entire development site will be required to be
maintained as an all-irrigated low fuel Zone-+BMZlandscape
with drought-tolerant, fire resistive plants. The irrigated Zone-t
landscape will include no undesirable, highly flammable plant
species. Plants within this zone will be routinely maintained and
watered by an automatic irrigation system that will maintain
healthy vegetation with high moisture contents that would
prevent ignition by embers from a wildfire.

Due to the inability of the northern and eastern side of the
structure to provide a full 100 feet of on-site brush management
due to the MHPA and 100-foot wetland buffer areas, all windows
on the north and east side of the structure are required to
provide exterior glazing in windows (and sliding glass doors) to
be dual pane with both panes tempered glass.

Due to the inability of the entire eastern side of the structure to
provide a full 100 feet of on-site brush management due to the
MHPA and 100-foot wetland buffer areas, the entire east side of
the structure is also required to include 5/8-inch Type X fire rated
gypsum sheathing applied behind the exterior covering or
cladding (stucco or exterior siding) on the exterior side of the
framing, from the foundation to the roof for a facade facing the
MHPA open space and naturally vegetated areas. 5/8-inch Type X
fire rated gypsum sheathing is required to be manufactured in
accordance with established ASTM standards defining type X
wallboard sheathing as that which provides not less than one-
hour fire resistance when tested in specified building assemblies
and has been tested and certified as acceptable for use in a one-
hour fire rated system.

The Assisted Living Facility applicant fund ongoing, maintenance
and inspections of brush management zones and other fire
protection features.

The Assisted Living Facility’s structures include the latest ignition-

resistant codes for designated high fire severity zones, including

El Camino Real Assisted Living Facility Project City of San Diego
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reduced occurrence of windows and other openings and interior
sprinklers in all occupancies, significantly reducing the potential
for ember penetration and interior fire, the leading causes for

structure loss from wildfires.

Subject Area

PDECM-FIRE-3:The Assisted Living Facility includes fire apparatus and
emergency vehicle access pursuant to local and state codes.

PDFCM-FIRE-4: The Assisted Living Facility will provide consistent water
capacity, delivery and availability in accordance with all applicable

code requirements.

CM-PUB-1:  The project will demonstrate compliance with the project-specific
Conceptual Waste Management Plan.

Notes: dB = decibel; DSD = Development Services Department; MHPA = Multiple Habitat Planning

Area; MMC = Mitigation Monitoring Coordination; QMB = Qualified Monitoring Biologist; SWPPP =

Stormwater Pollution Prevention Program; VOC = volatile organic compound.

Solid Waste

City of San Diego
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FIRE ACCESS PLAN NOTE!

AERIAL FIRE ACCESS ROAD

= = = AERIALFIRE ACCESSROAD

- AERIAL FIRE ACCESS ROAD(S) ADUACENT TO BULDINGS THAT ARE

'SHALL BE A MINIMUM OF 1530 FEET FROM THE BUILDING FACADE(S)
ANDIOR PLUMB LINE OF EAVE(S). AERY

ALONG ONE ENTIRE LONG SIDE(S) OF THE BULDING(S). (GFCAPPENDIX
DIFPBPOLICY A-14-1)

HAMMERHEAD/TURNAROUND

=
L | HAVNERHEAD/ TURVAROUND
- ANY HAMIVERHEAD | TURNAROUND / CUL-DE-SAC SHALL BE PROVIDED IN
W\THAWEND!XDCFC FleuREmoew ALL DIVENSIONS
HAVE BEEN SHOWN ON THE Fl
TURN RADIUS 30 INSIDE / 50° OU'SIDE (SDFDFPB POLICY A-14-1)

FIRE HYDRANTS

- ALL EXISTING ANDIOR PROPOSED FIRE HYDRANTS WITHIN

600 OF THE PROJECT SITE AND A 300" RADIUS OVERLAY SHALL BE SHOWN
TOENCOMPASS ALL PORTIONS OF ALL STRUCTURES

AS PART OF SUBMITTED PROJECT. (SD ORDINANCE 17927)

- CLEAR SPACE AROUND HYDRANTS; A 3FOOT RADIUS CLEAR SPACE
‘SHALL BE MAINTAINED AROUND ALL FIRE HYDRANTS, EXCEPT AS
OTHERWISE REQUIRED OR APPROVED. (CFC 507.55)

LOCATIONS SHALL BE IDENTIFIED BY THE INSTALLATION OF
REFLECTIVE BLUE COLORED MARKERS, SUCH VARKERS SHALL BE AFFIXED
TO THE ROADWAY SURFACE. APPROXIVIATELY CENTERED IN

ANDIOR BETWEEN CURBS, THE MARKER(S) SHALL BE AT A RIGHT ANGLE TO

THE HYDRANT.
(SDIMC SECTION §55.0507 ITEM (C))

HOSE PULLS

- AL REQURED HOSE PULLS ARE SHOWN TO REACH ALL PORTIONS OF

‘THE EXTERIOR OF THE BUILDING(S) PER POLICY A-14-1. HOSE PULL IS

MEASURED FROM THE FIRE APPARATUS (ENGINE) WHEN THE FIRE ENGINE

IS IN A FIRE ACCESS ROADILANE. HOSE PULL CAN BE MEASURED FROM

MLTRLE Locmous WITHN THE Accsss ROADILANE. THE HOSE PULLS
PLETE COVERAGE. ¢

‘GHANGE IN VERITICAL ELEVATION M