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APPENDIX A

The following components are included within this appendix:
¢ Notice of Preparation
e Public Agencies and Organizations Response Letters
e Scoping Meeting Sign In Sheet

e Public Comments Received at the Scoping Meeting/Submitted to the City

e Scoping Meeting Transcript

During scoping for the project in 2018, two letters were submitted to the City that were not
included in Appendix A of the Draft EIR as circulated in April 2019. The letters were
submitted to the City within the appropriate scoping timeframe, but were not addressed to
the individual identified for receipt of comments, and were consequently omitted from the
Draft EIR. These two letters were re-submitted during the public comment period on the
Draft EIR and have now been included in Appendix A of the Final EIR, at the end of the
section titled “Public Comments Received at the Scoping Meeting/Submitted to the City”.
The issues raised in these two comment letters were addressed as part of the Draft EIR and
no new issues were raised that were not addressed during the CEQA process. Because the
letters were re-submitted along with comments on the Draft EIR, they have also been fully
responded to as part of the Comments/Responses to Comments received on the Draft EIR
(see the responses to Letters SI 39A and SI 40, within the Responses to Comments section
of the Final EIR).




THE CITY OF SAN DIEGO

DEVELOPMENT SERVICES DEPARTMENT
Date of Notice: April 10, 2018
PUBLIC NOTICE
OF THE PREPARATION OF AN ENVIRONMENTAL IMPACT REPORT
AND SCOPING MEETING
1.0. No. 24007629

PUBLIC NOTICE: The City of San Diego, as lead agency, has determined that the project described
below will require the preparation of an Environmental Impact Report (EIR) in compliance with the
California Environmental Quality Act (CEQA). This Notice of Preparation of an EIR and Scoping
Meeting was publicly noticed and distributed on April 10, 2018. This notice was published in the San
Diego Daily Transcript and placed on the City of San Diego website at http://www.sandiego.gov/city-
clerk/officialdocs/notices/index.shtml.

SCOPING MEETING: A public scoping meeting will be held by the City of San Diego’'s Development
Services Department on Wednesday, April 18, 2018 from 5:30 p.m. to 7:30 p.m. at Hotel Karlan,
located at 14455 Pefiasquitos Drive, San Diego. Please note that, depending upon the number of
attendees, the meeting could end earlier than 7:30 PM. The meeting will consist of an open house
with information stations. Public comments regarding the scope and alternatives of the proposed
EIR may be provided in writing at the meeting.

Written/mail-in comments may also be sent during the 30-day public scoping period to the following
address: Mark Brunette, Senior Environmental Planner, City of San Diego Development Services
Department, 1222 First Avenue, MS 501, San Diego, California 92101, or via email to
DSDEAS@sandiego.gov. Due to the time limits mandated by State law, comments must be received
by Thursday, May 10, 2018. Include the project name and number in the subject line. Responsible
agencies are requested to indicate their statutory responsibilities in connection with this project
when responding. An EIR incorporating public input will then be prepared and distributed for the
public to review and comment.

Project Name/No.: The Junipers / 586670
Community Area: Rancho Penasquitos
Council District: 5

Project Description:

A SITE DEVELOPMENT PERMIT, COMMUNITY PLAN AMENDMENT, REZONE, AND VESTING TENTATIVE
MAP to develop 536 residential units on a vacant 112.3-acre property adjacent to 14455 Rancho
Penasquitos Blvd. The proposed Junipers project is in an existing residential neighborhood located
west of I-15, north of Carmel Mountain Road, and east of Pefiasquitos Drive in the community of
Rancho Pefiasquitos in the City of San Diego. The project site is located on approximately 112.3
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acres, and is comprised of disturbed habitat and ornamental vegetation from a defunct golf course.
Surrounding uses include single-family and multi-family residential to the west and north, and a
hotel (Hotel Karlan) immediately to the south. I-15 forms the eastern boundary of the property. A
large commercial shopping area is located beyond I-15, east of the site along Carmel Mountain
Road. Black Mountain Open Space Park is located farther west of the project site, west of
Peflasquitos Drive.

The project entails the development of a vacant property (non-operational golf course) to create a
residential subdivision with 455 multi-family attached and detached residences for those aged 55
and above, and 81 senior affordable multi-family apartments, a public park, publicly - accessible
“Social Loop” trail, open space/parks and a recreation amenity for project residents’ use, and internal
streets. As part of the project approval, a General Plan Amendment is needed to change the
designated land use from “Open Space” to “Residential” to be consistent with the existing, underlying
residential zoning (RS-1-14) on the site, and the existing, underlying zoning will be changed to
RM-1-1. An approximate 2.5-mile pedestrian “Social Loop” trail will be developed and maintained
within the project. The project would include a public park in excess of 3 acres. Sound barriers will
be sited along the eastern edge of the property, as required, to protect project uses from I-15 noise.
Vehicular access to the project site would be provided from Pefiasquitos Drive at the existing
intersection with Janal Way, and from a new right-in only access road off of Carmel Mountain Road
(with an emergency-only egress right-out lane onto Carmel Mountain Road).

Applicant: Carmel Land LLC

Recommended Finding: Pursuant to Section 15060(d) of the CEQA Guidelines, it appears that the
proposed project may result in significant environmental impacts in the following areas: Air Quality,
Biological Resources, Historical Resources, Tribal Cultural Resources, Energy, Geology and Soils,
Greenhouse Gas Emissions, Health and Safety, Hydrology/Water Quality, Land Use, Noise,
Paleontological Resources, Transportation/Circulation, Public Utilities, Public Services and Facilities,
and Visual Effects and Neighborhood Character.

Availability in Alternative Format: To request this Notice of the City’s letter to the applicant
detailing the required scope of work (EIR Scoping Letter) in alternative format, call the Development
Services Department at 619.446.5189.

Additional Information: For environmental review information, contact Mark Brunette at
619.446.5379. The Scoping Letter and supporting documents may be reviewed, or purchased for the
cost of reproduction, in the Development Services Department on the 5% Floor of the Development
Services Center. For information regarding public meetings/hearings on the project, contact the
Project Manager, Morris Dye, at 619.446.5201 or via email: mdye@sandiego.gov. This notice was
published in the SAN DIEGO DAILY TRANSCRIPT and distributed on April 10, 2018.
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The City of

SAN DIEGO)

Development Services Department

Land Development Review Division

April 6,2018

Jeff Warmoth

Max Frank

CARMEL LAND LLC

1334 Parkview, Suite 100
Manhattan Beach, CA 90266

Subject: Proposed Scope of Work for an Environmental Impact Report for The Junipers
Project (Project Tracking System No. 586670/SCH No. : Pending)

Dear Mr. Warmoth and Mr. Frank:

Pursuant to Section 15060(d) of the California Environmental Quality Act (CEQA), the environmental
review staff of the Development Services Department of the City of San Diego has determined that
the proposed project may have significant effects on the environment, and the preparation of an
Environmental Impact Report (EIR) is required. The City's environmental review staff has determined
that a project EIR is the appropriate environmental document for The Junipers Project (project).

The purpose of this letter is to identify the issues to be specifically addressed in the EIR. The EIR shall
be prepared in accordance with the City’s “Technical Report and Environmental Impact Report
Guidelines,” (updated December 2005). A copy of the current guidelines is attached.

A Notice of Preparation (NOP) will be distributed to the Responsible Agencies and others who may
have an interest in the project as required by CEQA Guidelines Section 15082. CEQA Guidelines
Section 21083.9(a)(2) requires scoping meetings for projects that may have statewide, regional, or
area-wide environmental impacts. The City's environmental review staff has determined that this
project meets this threshold. A public scoping meeting has been scheduled for April 18, 2018, from
5:30 PM to 7:30 PM at Hotel Karlan, located at 14455 Pefiasquitos Drive, San Diego. Please note that,
depending upon the number of attendees, the meeting could end earlier than 7:30 PM.

Changes or additions to the scope of work may be required as a result of input received in response
to the NOP and Scoping Meeting. In addition, the applicant may need to adjust the project over time
through the discretionary review process, and these changes would be disclosed in the EIR under
the section “History of Project Changes” and accounted for in the EIR impact analysis to the extent
required by CEQA.

Each section and issue area of the EIR shall provide a descriptive analysis of the proposed project
followed by a comprehensive evaluation. The EIR shall also include sufficient graphics and tables,
which, in conjunction with the relevant narrative discussions, provide a complete and meaningful
description of all major project features, the environmental impacts of the project, as well as
cumulative impacts, mitigation of significant impacts, and alternatives to the project.
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PROJECT DESCRIPTION

Discretionary Approvals

Proposed discretionary actions include a Community Plan Amendment (CPA) to the Rancho
Pefiasquitos Community Plan (RPCP), a Rezone to RM-1-1, a Vesting Tentative Map (VTM), a Site
Development Permit (SDP) and a Sewer Easement Vacation (SEV) for the subdivision of 112.26 acres
for the creation of four (4) multi-family residential lots, four (4) open space lots and one (1) private
street lot to allow for 455 multi-family attached and detached residences for those aged 55 and
above, and 81 senior affordable multi-family apartment-style residences, within the project site. An
encroachment permit from Caltrans may also be required in order to make improvements along
Interstate 15 (I-15).

Location of Project

The proposed Junipers project is in an existing residential neighborhood located west of I-15, north
of Carmel Mountain Road, and east of Pefiasquitos Drive in the community of Rancho Pefiasquitos
in the City of San Diego (see Figures 1 and 2). The project site is located on approximately 112.3
acres, and is comprised of disturbed habitat and ornamental vegetation from a defunct golf course.
Surrounding uses include single-family and multi-family residential to the west and north, and a
hotel (Hotel Karlan) immediately to the south. I-15 forms the eastern boundary of the property. A
large commercial shopping area is located beyond I-15, east of the site along Carmel Mountain
Road. Black Mountain Open Space Park is located farther west of the project site, west of
Pefasquitos Drive.

Project Description

The project entails the development of a vacant property to create a residential subdivision with 455
multi-family attached and detached residences for those aged 55 and above, and 81 senior
affordable multi-family apartments, a public park, publicly - accessible “Social Loop” trail, open
space/parks and a recreation amenity for project residents’ use, and internal streets. As part of the
project approval, a General Plan Amendment is needed to change the designated land use from
“Open Space” to “Residential” to be consistent with the existing, underlying residential zoning (RS-1-
14) on the site, and the existing, underlying zoning will be changed to RM-1-1. An approximate 2.5-
mile pedestrian “Social Loop” trail will be developed and maintained within the project. Sound
barriers will be sited along the eastern edge of the property, as required, to protect project uses
from I-15 noise.

Community Facilities

The project would include a public park in excess of 3 acres to provide opportunities for recreation,
gathering, and social interaction and an approximate 2.5-mile publicly- accessible pedestrian “Social
Loop” trail will be developed and maintained within the project. A new recreation amenity will be
built for exclusive use by project residents.
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Circulation/Access

Vehicular access to the project site would be provided from Pefiasquitos Drive at the existing
intersection with Janal Way, and from a new right-in only access road off of Carmel Mountain Road
(with an emergency-only egress right-out lane onto Carmel Mountain Road). The access road would
terminate at a roundabout from which one street would extend north to connect with the
residences in the western portion of the site, and a second road would extend east leading to
another roundabout from which one street would extend north to connect to with the residences
within the eastern portion of the site. There is one cul-de-sac proposed in the northernmost portion
of the project site. All other proposed roadways would be interconnected within the project site.
Pedestrian and other non-vehicular (e.g., bicycle) circulation would be provided throughout the site
by sidewalks along proposed streets and the proposed pedestrian “Social Loop” trail that would
traverse the project site. The project brings two new emergency egress points. One emergency-only
egress right-out lane onto Carmel Mountain Road and a 20-foot-wide, gated secondary emergency
access road is proposed to replace the existing emergency access road in the northern portion of
the project site.

Landscape and Hardscape Treatments

The project would include landscaping throughout the project site, including along the proposed
roadways, residences, and streetscapes. The proposed landscape palette includes a variety of
canopy and accent trees, accent and ornamental shrubs, and groundcovers to provide a unified
theme throughout the site. Primary project signage would be provided at the project entry off of
Pefiasquitos Drive, and secondary project signage at the project entrance off of Carmel Mountain
Road.

Utilities

Utility services would be provided through connections from existing utility infrastructure on site
and within surrounding roadways.

Grading and Construction

The topography of the western portion of the project site is characterized by a small knoll, with the
highest elevations in the middle of this area. The elongated eastern portion of the site contains
most of the site acreage and slopes gently downward from west to east. Project grading would
generally create building pads in the center of these two development areas with graded slopes,
drainage basins, and parks interspersed with buildable areas and surrounded by natural open
spaces that would be retained and would not be modified. An existing open drainage from the
adjoining residential neighborhood that has been previously disturbed by the golf course use would
be placed in an underground drainage pipe for a portion and to an enhanced, existing, open
drainage along the eastern site boundary.

Following project grading, the eastern portion of the project site will generally drain toward the east,
while the smaller, western portion of the site will generally drain toward the south. The project will
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tie into existing storm drains that carry storm water off site. Water quality and hydrology
modification basins are proposed along the eastern and southern site boundaries to collect and
treat storm water prior to discharge off site.

EIR FORMAT/CONTENT REQUIREMENTS

The EIR serves to inform governmental agencies and the public of a project’s environmental impacts.
Emphasis in the EIR must be on identifying feasible solutions to environmental impacts. The
objective is not to simply describe and document an impact, but to actively create and suggest
mitigation measures or project alternatives to substantially reduce the significant adverse
environmental impacts. The adequacy of the EIR will depend greatly on the thoroughness of this
effort.

The EIR must be written in an objective, clear, and concise manner, utilizing plain language. The use
of graphics is encouraged to replace extensive word descriptions and to assist in clarification.
Conclusions must be supported with quantitative, as well as qualitative, information, to the extent
feasible. The entire environmental document must be left-justified. In addition, the
environmental document is required to utilize Opens Sans, 10-point font.

l. CONCLUSIONS

Prior to the distribution of the Draft EIR for public review, Conclusions, which are attached at
the front of the Draft EIR, will also need to be prepared. The Conclusions cannot be prepared
until an approved draft has been submitted and accepted by the City.

I. TITLE PAGE

The EIR shall include a Title Page that includes the project name, Project Tracking System
(PTS) number, State Clearinghouse (SCH) number, and the date of publication. DO NOT
include any applicant’s or consultant's company logos or names.

. TABLE OF CONTENTS

The Table of Contents must list all sections included in the EIR, as well as the Appendices,
Tables, and Figures. Immediately following the Table of Contents, a list of acronyms and
abbreviations utilized in the text must be provided.

V. EXECUTIVE SUMMARY

The consultant will prepare the Executive Summary to be submitted for review with the last
screencheck Draft EIR, unless otherwise determined. The Executive Summary shall have an
independent numbering system (e.g., S-1, S-2). In general, the Executive Summary shall
reflect the EIR outline, but need not contain every element of the EIR. At a minimum, the
Executive Summary must include a brief project description; impacts determined to be
significant (including cumulative); impacts found to be less than significant; alternatives;
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VL.

VII.

areas of controversy; and lastly a matrix listing the impacts and mitigation. Please refer to
the Environmental Impact Report Guidelines for further detailed information.

INTRODUCTION

The EIR shall introduce the project with a brief discussion on the intended use and purpose
of the EIR. This discussion shall focus on the type of analysis that the EIR is providing and
provide an explanation of why it is necessary to implement the project. This section shall
describe and/or incorporate by reference any previously certified environmental documents
that cover the project site including any EIRs. This section shall briefly describe areas where
the project is in compliance or non-compliance with assumptions and mitigation contained
in any of these previously certified documents. Additionally, this section shall provide a brief
description of any other local, state, and federal agencies that may be involved in the project
review and/or any grant approvals.

ENVIRONMENTAL SETTING

The EIR shall describe the precise location of the project site with an emphasis on the
physical features of the project site and the surrounding area, and present it on a detailed
topographic map and a regional map. Provide a local and regional description of the
environmental setting of the project, as well as any adjacent land uses, area topography,
drainage characteristics, and vegetation. Describe any upcoming changes to the area and
any cumulative changes that may relate to the project site. Include the existing and planned
land uses in the vicinity, on-and off-site resources, the community plan area land use
designation(s), existing zoning, all utility easements and any required maintenance access,
and any overlay zones within this section. Include any applicable land use plans/overlay
zones that affect the project site, such as the City of San Diego’s Multiple Species
Conservation Program (MSCP)/Multi-Habitat Planning Area (MHPA), environmentally
sensitive lands such as steep hillsides, wetlands, and the Federal Emergency Management
Agency (FEMA) 100-year floodplains and/or floodways that intersect with the project
components. Provide a recent aerial photo of the project site and surrounding uses, and
clearly identify the project location.

PROJECT DESCRIPTION

The EIR shall include a detailed discussion of the goals and objectives of the project, in terms
of public benefit (increase in housing supply, employment centers, etc.). Project objectives
will be critical in determining the appropriate alternatives for the project, which would avoid
or substantially reduce potentially significant impacts. As stated in CEQA Guidelines Section
15124(b), “A clearly written statement of objectives will help the lead agency develop a
reasonable range of alternatives to evaluate in the EIR, and aid the decision makers in
adopting findings and/or a statement of overriding considerations, if necessary. The
statement of objectives shall include the underlying purpose of the project.”

This section shall describe all discretionary actions needed to implement the project (e.g.,
CPA, Rezone, Vesting Tentative Map, SDP and SEV) as well as any permits that may be
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VIl

required from federal, state, and local agencies. If other agencies have responsibility for
approvals or project review, describe this involvement. The description of the project shall
include all major project features, including architecture, density, grading (cut and fill),
relocation of existing facilities, land use, retaining walls, landscaping, drainage design,
improvement plans, vehicular access points, and parking areas associated with the project.
The project description shall describe any off-site improvements necessary to construct the
project. The EIR shall include sufficient graphics and tables to provide a complete description
of all major project features. As appropriate, project phasing shall also be described in this
section. This discussion shall address the whole of the project.

HISTORY OF PROJECT CHANGES

This section of the EIR shall outline the history of the project, and any physical changes that
have been made to the project in response to environmental concerns identified during the
review of the project (i.e., in response to NOP or public scoping meetings or during the
public review period for the Draft EIR).

ENVIRONMENTAL IMPACT ANALYSIS

The potential for significant environmental impacts must be thoroughly analyzed, and
mitigation measures identified that would avoid or substantially lessen any significant
impacts. The City of San Diego is the Lead Agency for this project, and, therefore, the EIR
must represent the independent analyses of the City of San Diego. Accordingly, all impact
analysis must be based on the City’'s “Significance Determination Thresholds” (July 2016)
unless otherwise directed by the City. Below are key environmental issue areas that have
been identified for this project, within which the issue statements must be addressed
individually. These environmental issue areas are listed in order of anticipated magnitude or
significance.

Discussion of each issue statement shall include an explanation of the existing project site
conditions, impact analysis, significance determination, and appropriate mitigation. The
impact analysis shall address potential direct, indirect, and cumulative impacts that could be
created through implementation of the project and its alternatives. Lastly, the EIR shall
summarize each required technical study or survey report within each respective issue
section, and all requested technical reports must be included as the appendices to the EIR,
and summarized in the text of the EIR.

In each environmental issue section, mitigation measures to avoid or substantially lessen
impacts must be clearly identified and discussed, when applicable. The ultimate outcome
after mitigation shall also be discussed (i.e., significant but mitigated, significant and
unmitigated). If other potentially significant issue areas arise during the detailed
environmental investigation of the project, consultation with Development Services
Department is required to determine if these areas need to be added to the EIR. As
supplementary information is required, the EIR may also need to be expanded.
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Biological Resources

Issue 1:  Would the project result in a substantial adverse impact, either directly or
through habitat modification, on any species identified as a candidate,
sensitive, or special status species in the MSCP or other local or regional
plans, policies or regulations, or by the California Department of Fish and
Game (CDFG) or U.S. Fish and Wildlife Service (USFWS)?

Issue 2: Would the project result in a substantial adverse impact on any Tier |
Habitats, Tier Il Habitats, Tier IllA Habitats, or Tier 1lIB Habitats, as
identified in the Biology Guidelines of the Land Development manual or
other sensitive natural community identified in local or regional plans,
policies, regulations, or by the CDFG or USFWS?

Issue 3: Would the project result in a substantial adverse impact on wetlands
(including, but not limited to, marsh, vernal pool, riparian, etc.) through
direct removal, filling, hydrological interruption, or other means?

Issue 4: Would the project result in substantial interference with the movement of
any native resident or migratory fish or wildlife species or with established
native resident or migratory wildlife corridors, including linkages identified
in the MSCP Plan, or impede the use of native wildlife nursery sites?

Issue 5: Would the project result in a conflict with any local policies or ordinances
protecting biological resources?

Issue 6: Would the project result in an introduction of invasive species of plants
into a natural open space area?

The project site is largely disturbed. A biological resources survey and letter report will be
prepared for the proposed project. The biological resources letter report must incorporate
the results of site-specific field surveys and identify all impacts to biological resources,
consistent with the City's Environmentally Sensitive Lands (ESL) regulations and Biology
Guidelines. Vegetation types shall be shown graphically. The biological resources letter
report would form the basis of the impact analysis for this section of the EIR, as well as the
policy consistency discussion under Land Use.

The EIR shall present mitigation measures that are required to reduce significant impacts
and discuss if those measures will mitigate impacts to below a level of significance. If the
project results in biological resources impacts which cannot be mitigated below a level of
significance, the alternatives section of the EIR will include a project alternative that will avoid
or substantially lessen biology impacts.
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Historical Resources

Issue 1:  Would the project result in an alteration, including the adverse physical or
aesthetic effects and/or the destruction of a prehistoric site or historic
building (including an architecturally significant building), structure, object,
or site?

Issue 2: Would the project result in the disturbance of any human remains,
including those interred outside of formal cemeteries?

Historical resources may potentially be directly or indirectly affected by project
implementation and shall be discussed in this section of the EIR. A cultural resources report
shall be prepared, in accordance with the City’s Historical Resources Guidelines, which
assesses the project’s potential to impact historic and/or prehistoric resources. If
demolition is proposed, provide information regarding the age of any existing buildings to
be demolished and evidence relative to potential historic relevance.

This section of the EIR shall be based on the cultural resources report and describe the
environmental effects of the construction and use of the project on known archaeological
resources, as well as the potential for impacts to unknown subsurface resources. If
potentially significant impacts are identified, the EIR shall identify requirements for
archaeological monitoring during grading operations and specify mitigation requirements
for any discoveries.

Tribal Cultural Resources

Issue 1: Would the project cause a substantial adverse change in the significance
of a tribal cultural resource, defined in Public Resources Code section 21074
as either a site, feature, place, cultural landscape that is geographically
defined in terms of the size and scope of the landscape, sacred place, or
object with cultural value to a California Native American tribe, and that is:

a) listed or eligible for listing in the California Register of Historical
Resources, or in a local register of historical resources as defined in
Public Resources Code section 5020.1(k)

or

b) A resource determined by the lead agency, in its discretion and
supported by substantial evidence, to be significant pursuant to
criteria set forth in subdivision (c) of Public Resources Code Section
5024.1.
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Tribal cultural resources may potentially be directly or indirectly affected by project
implementation and shall be discussed in this section of the EIR. The EIR shall address City
consultation with tribes as required by Public Resources Code 21080.3.1. The City, as Lead
Agency, will formally notify those tribes that have requested notification to begin the
process. Consultation will end once both parties agree to measures to avoid or mitigate a
significant effect on a tribal cultural resource. The EIR shall discuss potential impacts to
tribal cultural resources and inclusion of any necessary mitigation measures.

Land Use

Issue 1:  Would the project require a deviation or variance, and the deviation or
variance would in turn result in a physical impact on the environment?

Issue 2:  Would the project result in an inconsistency/conflict with the
environmental goals, objectives, or guidelines of the General/Community
Plan in which it is located?

Issue 3: Would the project result in the exposure of people to current or future
noise levels, which exceed standards established in the Noise Element of
the General Plan or an adopted Airport Land Use Compatibility Plan
(ALUCP)?

This section shall provide a discussion of all applicable land use plans to establish a context
in which the project is being proposed. Specifically, it shall discuss how the project
implements the environmental goals, objectives, and recommendations of the General Plan
(including the Housing Element, and all other applicable elements), the Rancho Pefiasquitos
Community Plan, and Land Development Code, and any other applicable plans. The CPA will
be discussed as an integral part of the project. If the project is found to be inconsistent with
other adopted land use plans or elements, the EIR shall disclose this information if the
inconsistency would result in potentially significant physical impacts.

An acoustical analysis, prepared in accordance with the City's “Acoustical Report Guidelines,”
shall be conducted to determine the future noise levels on the property. The analysis shall
determine the anticipated noise levels in outdoor areas which are counted as usable open
space to determine if noise levels would be within the Noise Element goal of 65 dB(A) CNEL.
The analysis shall also evaluate the ability of standard building materials to reduce interior
noise levels in habitable rooms to the state standard of 45 dB(A) Lan. If there is a potential for
proposed uses to be incompatible with exterior noise levels at outdoor amenities or interior
areas, the ability of noise attenuation measures (i.e., setbacks, use of double-paned glass,
noise walls/berms, and other noise attenuation techniques) to reduce noise levels to
acceptable levels shall be evaluated. The analysis shall consist of a comparison of the change
in noise levels projected along affected roadways (as identified in the traffic study) resulting
from project implementation. Include tables within the noise study, which show the existing
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and future noise levels of dB(A) and any increased noise levels over dB(A) in 3 dB(A)
increments along affected roads.

The analysis shall discuss how the project would conform to the City of San Diego Municipal
Code Noise and Abatement Control Ordinance §59.5.01 and the General Plan. Additionally,
construction noise may impact surrounding uses and the EIR shall include a discussion
regarding this potential impact.

Transportation/Circulation

Issue 1:  Would the project result in an increase in projected traffic which is
substantial in relation to the existing traffic load and capacity of the street
system?

Issue 2: Would the project result in the addition of a substantial amount of traffic
to a congested freeway segment, interchange, or ramp?

Issue 3: Would the project result in a substantial impact upon existing or planned
transportation systems?

Issue4: Would the project result in an increase in traffic hazards for motor vehicles,
bicyclists, or pedestrians due to a proposed, non-standard design feature
(e.g., poor sight distance or driveway onto an access-restricted roadway)?

Issue 5: Would the project result in a conflict with adopted policies, plans, or
programs supporting alternative transportation modes (e.g., bus turnouts,
bicycle racks)?

A traffic study must be prepared for this project consistent with the City's Traffic Impact
Study Manual, to the satisfaction of the City Engineer, analyzing the traffic characteristics of
the project. The traffic study shall analyze the expected trips from the project, and document
any impacts on intersections, roadways, and freeways. The traffic study shall include
descriptions and graphics of the conditions during existing, near-term, and at project
buildout. Construction trip generation estimates shall include the projected number of
construction truck trips (materials/equipment delivery and waste hauling) and construction
worker trips that will access the Project site during the AM and PM peak hours.

This EIR section shall summarize the traffic study. This section shall describe modifications
and/or improvements to the existing circulation system, including City streets, intersections,
freeways, and interchanges required as a result of the project. The EIR shall present
mitigation measures that are required to reduce potentially significant impacts identified in
the traffic study and discuss if those measures will mitigate impacts to below a level of
significance. An evaluation of the project’s cumulative traffic impacts shall also be conducted,
incorporating past, present, and reasonably foreseeable future developments or
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redevelopment in the community. Potential impacts associated with project construction
shall also be discussed.

This section shall also address the project’s walkability, pedestrian linkages, bicycle
connectivity, and transit opportunities, taking into consideration applicable General and
Community Plan policies that encourage alternative travel modes.

Issue 1:  Would the Project result in the exposure of people to noise levels created
by the Project which exceed the City's adopted noise ordinance and/or the
City's Significance Determination Thresholds?

Issue 2: Would the Project result in or create a significant permanent increase in
the existing ambient noise levels?

Issue 3: Would the Project result in the exposure of persons to or generation of
excessive ground-borne vibration levels?

An acoustical analysis, in accordance with the City's “Acoustical Report Guidelines,” shall be
prepared to determine what, if any, significant noise impacts would occur due to Project
construction and operation.

The analysis shall discuss how the Project would conform to the City of San Diego Municipal
Code Noise and Abatement Control Ordinance 859.5.01 and the General Plan. This includes
analysis that shall analyze noise impacts from construction activities to the surrounding
multi-family and single-family residences, including grading and construction on site, as well
as both construction-related and operationally-related traffic generation. If significant
impacts are identified, structural design elements or sound barriers shall be identified to
reduce impacts. An analysis of potential vibration impacts during grading and construction
shall also be provided.

Visual Effects and Neighborhood Character

Issue 1:  Would implementation of the project result in the blockage of public views
from designated open space areas, roads, or parks or to any significant
visual landmarks or scenic vistas?

Issue 2: Would the proposal create a negative aesthetic site or project?

Issue 3: Would the project be compatible with surrounding development in terms of
bulk, scale, materials, or style?

Issue 4: Would the project result in substantial alteration to the existing or planned
character of the area?
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Issue 5: Would the project result in a substantial change in the existing landform?

Issue 6: Would the project result in substantial light or glare which would adversely
affect daytime or nighttime views in the area?

The EIR shall provide an evaluation of the visual quality/neighborhood character changes
due to the proposed project, including an evaluation of consistency with policies protecting
scenic resources in the project vicinity. The analysis shall address how project development
will appear to viewers from adjacent roadways and from public viewing areas in the project
vicinity.

This section of the EIR shall include a description and analysis of the building mass, bulk,
height, architectural style, and other development features that would result from the
project and evaluate the project’s relationship to the existing and planned character of the
area. The EIR shall address landform alternation associated with the project. The EIR shall
also analyze the use of materials that could emit or reflect a significant amount of light or
glare, and any potential effect on motorists travelling along I-15. Renderings, cross sections,
and/or visual simulations of the project shall be incorporated into the EIR section, as
appropriate.

Air Quality

Issue 1:  Would the project conflict with or obstruct implementation of the
applicable air quality plan?

Issue 2:  Would the project result in a violation of any air quality standard or
contribute substantially to an existing or projected air quality violation?

Issue 3: Would the project expose sensitive receptors to substantial pollutant
concentrations?

An Air Quality Impact Assessment shall be prepared to discuss the project’s impact on the
ability of the San Diego Air Basin (SDAB) to meet regional air quality strategies. The EIR
section and technical report shall discuss potential stationary and non-stationary (i.e.,
vehicular) air emission sources associated with construction and operation of the proposed
project. A health risk assessment shall be included as part of the Air Quality Impact
Assessment due to the site's proximity to the I-15 freeway.

The section shall describe the project’s climatological setting within the SDAB and the SDAB's
current attainment levels for State and Federal Ambient Air Quality Standards. The section
and technical report shall include estimates of total-generated air pollutant emissions, a
discussion of potential dust generation during grading and construction, and an evaluation
of the potential for carbon monoxide hot spots (if significant impacts at nearby intersections
are identified in the traffic report), and any proposed emissions reduction design features or
dust suppression measures that would avoid or lessen emissions or dust-related impacts to
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sensitive receptors within the area. The air quality study shall take into consideration the
potential for criteria pollutant emissions generated from the project, as well as toxic air
contaminants. As appropriate, design features and/or mitigation measures shall be
identified to reduce air emissions.

Greenhouse Gas Emissions

Issue 1:  Would the project generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the environment?

Issue 2:  Would the project conflict with the City’'s Climate Action Plan (CAP) or
another applicable plan, policy, or regulation of an agency adopted for the
purpose of reducing the emissions of greenhouse gases?

This section shall present an overview of greenhouse gas (GHG) emissions, including the
most recent information regarding the current understanding of the mechanisms behind
current conditions and trends, and the broad environmental issues related to greenhouse
gasses. The City adopted a Climate Action Plan (CAP) that outlines the actions that City will
undertake to achieve its proportional share of State greenhouse gas (GHG) emission
reductions. A project’s consistency with the Climate Action Plan (CAP) is determined through
compliance with the CAP Consistency Checklist, the City's adopted significance threshold for
GHG emissions. Projects that are consistent with the CAP as determined through the use of
this Checklist may rely on the CAP for the cumulative impacts analysis of GHG emissions.
Projects that are not consistent with the CAP must prepare a comprehensive project-specific
analysis of GHG emissions, including quantification of existing and projected GHG emissions
and incorporation of the measures in this Checklist to the extent feasible. Cumulative GHG
impacts would be significant for any project that is not consistent with the CAP. The EIR shall
provide details of the project's consistency and/or inconsistency with the CAP Consistency
Checklist.

Energy

Issue 1:  Would construction and operation of the project result in the use of
excessive amounts or electrical power?

Issue 2:  Would the project result in the use of excessive amounts of fuel or other
forms of energy (including natural gas, oil, etc.)?

The EIR shall address the estimated energy use for the project and assess whether the
project would generate a demand for energy (electricity and/or natural gas) that would
exceed the planned capacity of the energy suppliers in accordance with Appendix F of the
CEQA Guidelines. A description of any energy and/or water saving project features shall be
included in this section (with cross-references to the GHG emissions discussion, as
appropriate). This section shall describe any proposed measures included as part of the
project that would conserve energy and reduce energy consumption.
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Paleontological Resources

Issue 1:  Would the project require over 1,000 cubic yards of excavation in a high
resource potential geologic deposit/formation/rock unit, or over 2,000 cubic
yards of excavation in a moderate resource potential geologic
deposit/formation/rock unit?

Since grading is expected to exceed a depth of 10 feet and result in excavation of more than
2,000 cubic yards in geologic formations having a moderate to high potential for significant
paleontological resources, the EIR shall include a paleontological resources discussion that
identifies the underlying formation(s) and the likelihood of uncovering paleontological
resources during grading activities. The EIR shall identify the depth of cut (in feet) and
amount of grading (in cubic yards) that would result from any grading activities. If the
proposed development would impact significant fossil formations, the EIR will identify
mitigation measures including monitoring, recovery of significant resources encountered
during grading, and post-construction reporting and curation of fossils.

Hydrology

Issue 1:  Would the proposal result in an increase in impervious surfaces and
associated increased runoff?

Issue 2:  Would the proposal result in a substantial alteration to on- and off-site
drainage patterns due to changes in runoff flow rates or volumes?

Issue 3: Would the proposal develop wholly or partially within the 100-year
floodplain identified in the FEMA maps or impose flood hazards on other
properties?

The EIR shall evaluate if the proposed project would have a potential for increasing runoff
rates and volumes within the proposed project area based on a preliminary hydrology and
hydraulics study prepared by a registered civil engineer. Anticipated changes to existing
drainage patterns, runoff rates and volumes, and groundwater recharge rates in the
proposed project area shall be discussed in the EIR. Measures to protect on-site and
downstream properties from increased runoff, erosion, or siltation must be identified.

Water Quality

Issue 1:  Would the proposal result in an increase in pollutant discharge to receiving
waters during or following construction? Would the proposal discharge
identified pollutants to an already impaired water body?

Issue 2: What short-term and long-term effects would the proposal have on local
and regional water quality? What types of pre- and post-construction Best
Management Practices (BMPs) would be incorporated into the proposal to
preclude impacts to local and regional water quality?
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The EIR shall discuss water quality impacts based on a Water Quality Technical Report
(WQTR) prepared by a registered engineer. The EIR will discuss the project’s effect on water
quality within the project area and downstream during both construction and operations.
The report must describe how source control and site design have been incorporated into
the project, the selection and calculations regarding the numeric sizing treatment standards,
BMP maintenance schedules, and the responsible party for future maintenance and
associated costs. Types of pollutants generated, the pollutants to be captured and treated by
the BMPs, and BMP conformance with treatment control and flow control requirements
based on the BMP Design Manual (BMPDM), shall be included.

Geology and Soils

Issue 1:  Would the project be located on a geologic unit or soil that is unstable or
that would become unstable as a result of the project, and potentially
result in on- or off-site landslide, lateral spreading, subsidence,
liquefaction, or collapse?

Issue 2:  Would the project result in a substantial increase in wind or water erosion
of soils, either on or off the site?

Issue 3: Would the project expose people or structures to geologic hazards such as
earthquakes, landslides, mudslides, ground failure, or similar hazards?

A geotechnical study must be prepared and summarized in the EIR. The technical report
shall discuss the potential for either short- or long-term erosion impacts to soils on site.
Geological constraints on the project site, including ground shaking, ground failure,
landslides, erosion, ground water, and geologic instability shall be addressed, as well as
seismicity and seismic hazards created by faults present in the project vicinity.

Public Utilities

Issue 1:  Would the project result in a need for new systems, or require substantial
alterations to existing utilities, the construction of which would create
physical impacts with regard to the following utilities: water, sewer, and
solid waste disposal?

Issue 2: Would the project use excessive amounts of water?

Issue 3: Does the project propose landscaping which is predominantly non-drought
resistant vegetation?

This section of the EIR shall analyze the demand and supply relationships of various public
utilities (electrical, natural gas, solar energy, solid waste generation/disposal, water, and
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sewer), and discuss how the project would comply with local, state, and federal regulations
for each public utility and identify any conflicts with existing and planned infrastructure.

A Waste Management Plan (WMP) shall be prepared, addressing cumulative solid waste
disposal impacts because the proposed project involves more than 40,000 square feet of
development. The EIR shall summarize the calculations of waste generation and anticipated
recycling and reuse opportunities to assess whether the Project would individually or
cumulatively exceed the levels specified in the City's CEQA Significance Determination
Thresholds (July 2016) for Solid Waste.

The EIR shall discuss how this project would contribute cumulatively to the region’s solid
waste facility capacity and summarize the findings of the WMP.

The analysis of sewer and water utility effects shall be based on studies performed by a
registered engineer. A Water Supply Assessment (WSA) shall be prepared in accordance
with the requirements of Senate Bill (SB) 610 and SB 221 to determine if adequate water
supplies are available within the City to serve the project. The analysis and conclusion of the
WSA shall be included in the EIR.

Health and Safety

Issue 1:  Would the project expose people to toxic substances, such as pesticides
and herbicides, some of which have long-lasting ability, applied to the soil
during previous agricultural uses?

Issue 2: Would the Project expose people or structures to a significant risk of loss,
injury, or death involving fire?

Issue 3: Would the Project impair implementation of, or physically interfere with, an
adopted emergency response plan or emergency evacuation plan?

Given the site's previous use as a golf course, the EIR shall discuss the health and safety risk
to future residents associated with the use and/or storage of pesticides in association with
the previous golf course activities. The discussion shall be based on a Phase |, and if
necessary a Phase Il, Environmental Site Assessment. The results of the assessments shall be
summarized into the EIR.

The EIR shall discuss the potential hazards from construction and operation of the Project,
including the potential for hazardous material release from routine use or from accident
conditions.

Fire hazards exist where highly flammable vegetation and/or litter is located adjacent to
development. The EIR shall discuss the human and public safety impacts from the potential
fire hazards within and adjacent to the Project. In addition, the EIR shall discuss the potential
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XI.

for the Project’s construction traffic/equipment and long-term operation to interfere with
emergency plans in the area.

Public Services and Facilities

Issue 1:  Would the project have an effect upon, or result in a need for new or
altered governmental services in any of the following areas: police
protection, fire/life safety protection, libraries, parks or other recreational
facilities, or maintenance of public facilities including roads and/or
schools?

The EIR shall describe the public services currently available to serve the project site, and
discuss the intensification of land use and if it would lead to increased demand on existing
and planned public services and facilities. The EIR shall include a discussion of potential
impacts to public services and facilities resulting from implementation of the project. The EIR
shall include a summary of applicable regulations and analyses of potential short-term and
long-term impacts of the proposed project. The EIR shall identify any conflicts with existing
infrastructure, evaluate any need for upgrading infrastructure, and demonstrate that
facilities would have sufficient capacity to serve the needs of the project. This section shall
discuss the intensification of land use and land use changes associated with the proposed
project to determine if it would increase demand on existing and planned public services
and facilities, and identify fire and police facilities in each community. This section shall also
disclose the Fire and Police Departments’ current response time to the area. Appendix G of
the CEQA Guidelines asks whether a project would result in substantial adverse physical
impacts from the construction or alteration of facilities needed to maintain acceptable
service ratios, response times, or other performance objectives for any of the public
services. Thus, the focus of the evaluation of impacts must be on the physical effects of
constructing or altering public facilities.

SIGNIFICANT ENVIRONMENTAL EFFECTS WHICH CANNOT BE AVOIDED IF THE PROPOSED
PROJECT IS IMPLEMENTED

This section shall discuss the significant unavoidable impacts of the project, including those
significant impacts that can be mitigated but not reduced to below a level of significance.
Discuss impacts that cannot be reduced to below a level of significance in spite of the
applicant’s willingness to implement all feasible mitigation measures. State which impacts (if
any) cannot be alleviated without imposing an alternative design or location. In such cases,
describe why the project has been proposed in spite of the probable significant effects. See
CEQA Guidelines Section 15126.2(b). Please do not include analysis in this section.

SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES
In accordance with CEQA Guidelines Section 15126.2(c), the EIR shall include a discussion of

any significant irreversible environmental changes which would be caused by the action
should it be implemented. This section shall address the use of nonrenewable resources
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XIl.

X1,

XIV.

during the construction and life of the project. See CEQA Guidelines Section 15127 for
limitations on the requirements for this discussion.

GROWTH INDUCEMENT

The EIR shall address the potential for growth inducement through implementation of the
project. The EIR shall discuss the ways in which the project (1) may be directly and indirectly
growth inducing (i.e., fostering economic or population growth by land use changes,
construction of additional housing, etc.); and (2) if the subsequent consequences

(i.e., impacts to existing infrastructure, requirement of new facilities, roadways, etc.) of the
growth-inducing project would create a significant and/or unavoidable impact, and provide
mitigation or avoidance as appropriate. This section need not conclude that growth-inducing
impacts (if any) are significant unless the project would induce substantial growth or
concentration of population.

CUMULATIVE IMPACTS

In accordance with CEQA Guidelines Section 15130, potential cumulative impacts shall be
discussed in a separate section of the EIR. This section shall include existing and pending
development proposals within the project area, including those undergoing review with the
Development Services Department, as well as recent past and reasonably foreseeable future
developments and redevelopments in the community. The discussion shall address the
potential cumulative effects related to each environmental resources area that should be
discussed in the EIR as outlined above.

The EIR shall summarize the overall short-term and long-term impacts this project could
have in relation to other planned and proposed projects and whether those impacts are
cumulatively considerable. If incremental impacts do not rise to the level of cumulatively
significant, the Draft EIR shall make a statement to that effect.

EFFECTS FOUND NOT TO BE SIGNIFICANT

A separate section of the EIR shall include a brief discussion of why certain areas were not
considered to be potentially significant and were therefore not included in the EIR. For The
Junipers project, these include agricultural and forestry resources, mineral resources,
population and housing, and recreation. If issues related to these areas or other potentially
significant issues areas arise during the detailed environmental investigation of the project,
consultation with the Environmental Analysis Section (EAS) of the Land Development Review
Division is recommended to determine if subsequent issue area discussions need to be
added to the EIR. Additionally, as supplementary information is submitted (such as with the
technical reports), the EIR may need to be expanded to include these or other additional
areas.
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XV.

ALTERNATIVES

The EIR shall place major attention on reasonable alternatives that avoid or reduce the
project’s significant environmental impacts while still achieving the stated project objectives.
The alternatives shall be identified, and discussed in detail and shall address all significant
impacts. Refer to Section 15364 of the CEQA Guidelines for the CEQA definition of “feasible.”

This section shall provide a meaningful evaluation, analysis, and comparison of alternatives’
impacts to those of the project (matrix format recommended). These alternatives shall be
identified and discussed in detail, and shall address all significant impacts associated with
the proposed project. The alternatives analysis shall be conducted with sufficient graphics,
narrative, and detail to clearly assess the relative level of impacts and feasibility. Issues to
consider when assessing “feasibility” are site suitability, economic viability, availability of
infrastructure, General Plan consistency, other regulatory limitations, jurisdictional
boundaries and the applicant's control over alternative sites (own, ability to purchase, etc.).
The potential impacts of each alternative will be compared on a relative basis, with those the
proposed project, and an environmentally superior alternative will be identified.

Preceding the detailed alternatives analysis, the EIR shall provide a section entitled
“Alternatives Considered but Rejected.” This section shall include a discussion of preliminary
alternatives that were considered but not analyzed in detail. The reasons for rejection must
be explained in detail and demonstrated to the public the analytical route followed in
rejecting certain alternatives.

No Project Alternative

The No Project Alternative discussion shall compare the environmental effects of approving
the project with impacts of not approving the project. In accordance with CEQA Guidelines
Section 15126.6(e)(3)(B), the No Project Alternative shall discuss the existing conditions at the
time of the NOP, as well as what would be reasonably expected to occur in the foreseeable
future if the proposed project is not approved, based on current zoning, land use
designations, and available infrastructure. The No Project Alternative assumes no
construction associated with the proposed project. Two No Project scenarios will be
evaluated: (1) No Project and No Build, with the project site remaining in its current
condition and (2) No Project with the potential for future development to occur, consistent
with the existing General Plan land use designation. The intent of this alternative is to satisfy
CEQA's requirement to address development of the project in accordance with existing
approved plans.

Other Project Alternatives

In addition to a No Project Alternative, the EIR shall consider other alternatives that are
determined through the environmental review process that would mitigate potentially
significant environmental impacts. These alternatives must be discussed and/or defined with
EAS staff prior to including them in the EIR.
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XVI.

XVII.

XVIII.

XIX.

The Alternatives section of the EIR shall be based on a description of “reasonable” project
alternatives, which reduce or avoid potentially significant impacts associated with the
proposed project. Site-specific alternatives, if needed, shall be developed in response to the
findings of the environmental analyses and the various technical studies, and may include
alternative project design to mitigate one or more of the identified significant adverse
impacts of the proposed project. This may include a reduction in land use intensity,
alternative land use plan(s) or feasible design scenarios.

If any of the technical reports prepared for the proposed project show significant impacts as
a result of project buildout of each of the proposed projects, a Reduced Development
Alternative that reduces those impacts shall be presented within the EIR. The Applicant shall
work with City staff to determine the development area and intensity that should be
considered in this alternative.

If, through the environmental analysis, other alternatives become apparent that would
mitigate potential impacts, these shall be discussed with EAS staff prior to including them in
the Draft EIR. It is important to emphasize that the alternatives section of the EIR shall
constitute a major part of the report. The timely processing of the environmental review will
likely be dependent on the thoroughness of effort exhibited in the alternatives analysis.

MITIGATION MONITORING AND REPORTING PROGRAM (MMRP)

Mitigation measures shall be clearly identified and discussed and their effectiveness
assessed in each issue section of the EIR. A Mitigation, Monitoring, and Reporting Program
(MMRP) for each issue area with significant impacts is mandatory and projected
effectiveness must be assessed (i.e., all or some CEQA impacts would be reduced to below a
level of significance, etc.). At a minimum, the MMRP shall identify: (1) the department
responsible for the monitoring; (2) the monitoring and reporting schedule; and (3) the
completion requirements. In addition, mitigation measures and the monitoring and
reporting program for each impact shall also be contained (verbatim) to be included within
the EIR in a separate section and a duplicate separate copy (Word version) must also be
provided to EAS.

REFERENCES

Material must be reasonably accessible. Use the most up-to-date possible and reference
source documents.

INDIVIDUALS AND AGENCIES CONSULTED

List those consulted in preparation of the EIR. Seek out parties who would normally be
expected to be a responsible agency or have an interest in the project.

CERTIFICATION PAGE

Include City and consulting staff members, titles, and affiliations.
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XX. APPENDICES

Include the NOP, scoping meeting transcript, and comments received regarding the NOP
and Scoping Letter. Include all accepted technical studies.

CONCLUSION

If other potentially significant issue areas arise during detailed environmental investigation of the
project, consultation with EAS staff is required to determine if these other areas need to be
addressed in the EIR. Should the project description be revised, an additional scope of work may be
required. Furthermore, as the project design progresses and supplementary information becomes
available, the EIR may need to be expanded to include additional issue areas.

Itis important to note that timely processing of your project will be contingent in large part on your
selection of a well-qualified consultant. Prior to starting work on the EIR, a meeting between the
consultant and EAS will be required to discuss and clarify the scope of work. Until the screencheck
for the Draft EIR is submitted, which addresses all of the above issues, the environmental processing
timeline will be held in abeyance. Should you have any questions regarding this letter or the
environmental process, please contact the environmental analyst, Mark Brunette at 619-446-5379 or
mbrunette@sandiego.gov. For general questions regarding project processing and/or the project,
contact Morris E. Dye (Mo), Development Project Manager, Development Services Department
(mdye@sandiego.gov) at (619) 446-5201.

Sincerely,

Kerry Santoro
Deputy Director
Development Services Department

KMS/mdb

Attachments:

Figure 1 - Regional Location Map
Figure 2 - Project Vicinity Map
Figure 3 - Site Plan

cc: Mark Brunette, Senior Planner, Development Services Department
Morris E. Dye (Mo), Development Project Manager, Development Services Department
Environmental Project File
Jeff Warmoth and Max Frank, Carmel Land LLC, Property Owner
Tammy Ching, HELIX Environmental Planning, Inc., Consultant
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To: Mr. Mark Brunette
Development Services Department
City of San Diego
1222 First Avenue, Mail Station 501
San Diego, California 92101

Subject: Notice of Preparation of a Draft Environmental Impact Report
The Junipers

Project No. 586670
Dear Mr. Brunette:

Thank you for the Notice of Preparation for the subject project, received by this Society
last month.

We are pleased to note the inclusion of historical resources in the list of subject areas to
be addressed in the DEIR, and look forward to reviewing it during the upcoming public
comment period. To that end, please include us in the distribution of the DEIR, and also
provide us with a copy of the cultural resources technical report(s).

SDCAS appreciates being included in the City's environmental review process for this
project.

Sincerely,

aes W. Royle, Jr., Cléirpcrson

Environmental Review Committee

cc: SDCAS President
File

P.O. Box 81106 San Diego, CA 92138-1106 (858) 538-0935



State of California — Natural Resources Agency EDMUND G. BROWN JR., Governor
DEPARTMENT OF FISH AND WILDLIFE CHARLTON H. BONHAM, Director
South Coast Region

3883 Ruffin Road

San Diego, CA 92123

(858) 467-4201

www.wildlife.ca.gov

May 8, 2018

Mark Brunette

Senior Environmental Planner

City of San Diego Development Services Department
1222 First Avenue, MS 501

San Diego, CA 92101

DSDEAS@sandiego.gov

Dear Mr. Brunette:

Subject: Comments on the Notice of Preparation of a Draft Environmental Impact Report
for the Junipers Project, Project Number 586670; SCH# 2018041032.

The California Department of Fish and Wildlife (Department) has reviewed the above-
referenced Notice of Preparation for the Junipers Draft Environmental Impact Report (DEIR).
The following statements and comments have been prepared pursuant to the Department’s
authority as Trustee Agency with jurisdiction over natural resources affected by the project
(California Environmental Quality Act, [CEQA] Guidelines §15386) and pursuant to our
authority as a Responsible Agency under CEQA Guidelines section 15381 over those aspects
of the proposed project that come under the purview of the California Endangered Species Act
(Fish and Game Code § 2050 et seq.) and Fish and Game Code section 1600 et seq. The
Department also administers the Natural Community Conservation Planning (NCCP) program, a
California regional habitat conservation planning program. The City of San Diego (City)
participates in the NCCP program by implementing its approved Multiple Species Conservation
Program Subarea Plan.

The proposed project would include a site development permit, community plan amendment,
rezone, and vesting tentative map to develop 536 residential units on a vacant (former golf
course) 112.3-acre property adjacent to 14555 Rancho Pefasquitos Boulevard. The proposed
project is in an existing residential neighborhood located west of Interstate 15, north of Carmel
Mountain Road, and east of Pefiasquitos Drive in the community of Rancho Pefiasquitos. The
proposed project would develop a former golf course to create a residential subdivision with 455
multi-family attached and detached residences for those aged 55 and above, and 81 senior
affordable multi-family apartments, a public park, public access trail, open space/parks and a
recreation amenity for project resident’s use, and internal streets. As part of the project
approval, a General Plan Amendment is needed to change the designated land use from Open
Space to Residential to be consistent with the underlying residential zoning (RS-1-14) on the
site, and the existing, underlying zoning would be changed to RM-1-1. An approximate 2.5-mile
pedestrian “social loop” trail would be developed and maintained within the project. The
proposed project would include a public park in excess of 3 acres.

The Department offers the following comment and recommendation to assist the City in

adequately identifying, avoiding, minimizing, and/or mitigating the proposed project’s significant,
or potentially significant, direct and indirect impacts on fish and wildlife (biological) resources.

Conserving California’s Wildlife Since 1870



Mark Brunette

City of San Diego Development Services Department
May 8, 2018

Page 2 of 2

The proposed project should contribute its proportional share of funding, commensurate with the
proposed development density (e.g., per unit), toward achieving all of the Park Maintenance
Projects (p. 56) of the Black Mountain Open Space Park Natural Resource Management Plan.
In addition, the Rancho Penasquitos Community Plan includes several open space and
resource management goals that “[rlequire that long- and short-term maintenance
responsibilities on open space areas be clearly defined as a part of the development approvals”
(Black Mountain Open Space Park Natural Resource Management Plan, p. 15). The proposed
project would introduce 536 new residential units within the Penasquitos planning area.
Previously, the planning area identified the approximately 112.3-acre proposed project site as a
golf course. Neither the community plan nor the Black Mountain Open Space Natural Resource
Management Plan anticipated, nor provided funding to address, the increased level of use that
the proposed project would introduce to the Black Mountain Open Space Park. Given the
increased use of the area and commensurate pressure on wildlife associated with the proposed
project, we recommend that no additional trails be established, and illegal trails be
decommissioned. Based on the information above, it is appropriate for the DEIR to identify and
define the proposed project’s contribution to managing the biological resources associated with
the Black Mountain Open Space.

We appreciate the opportunity to comment on the referenced NOP. Questions regarding this
letter and further coordination on these issues should be directed to Eric Weiss at
(858-467-4289), and eric.weiss@wildlife.ca.gov.

Sincerely,

Gail K. Sevrens _
Environmental Program Manager

ec: State Clearinghouse, Sacramento
David Zoutendyk, USFWS, Carlsbad

REFERENCES

City of San Diego. March 1997. Multiple Species Conservation Program, City of San Diego
Subarea Plan. City of San Diego Community and Economic Development Department.

City of San Diego. April 29, 2014. Black Mountain Open Space Park Natural Resource
Management Plan. Prepared by City of San Diego Park and Recreation Department Open
Space Division in conjunction with City Planning and Community Investment Department
Multiple Species Conservation Program.



STATE OF CALIFORNIA—CALIFORNIA STATE TRANSPORTATION AGENCY EDMUND G. BROWN Jr., Governor

DEPARTMENT OF TRANSPORTATION
DISTRICT 11, DIVISION OF PLANNING

4050 TAYLOR ST, M.S. 240

SAN DIEGO, CA 92110

PHONE (619) 688-6954 Serious drought.
TTY 711 Help save water!
www.dot.ca.gov

April 17,2018
11-SD-15
PM 20.58
NOP SCH 2018041032
Mr. Mark Brunette
City of San Diego
1222 First Avenue, MS 501
San Diego, CA 92101

Dear Mr. Brunette:

The California Department of Transportation (Caltrans) appreciates the opportunity to review and
comment on the Notice of Preparation (NOP) for The Junipers project, which will be located nearest to
Interstate 15 (I-15) and Carmel Mountain Road. Caltrans would like to submit the following comments:

Thank you for including the California Department of Transportation (Caltrans) in the environmental
review process for the project referenced above. The mission of Caltrans is to provide a safe,
sustainable, integrated and efficient transportation system to enhance California’s economy and
livability. The Local Development-Intergovernmental Review (LD-IGR) Program reviews land use
projects and plans to ensure consistency with our mission and state planning priorities of infill,
conservation, and efficient development. To ensure a safe, efficient, and reliable transportation system,
we encourage early consultation and coordination with local jurisdictions and project proponents on all
development projects that utilize the multi-modal transportation network.

A traffic impact study (TIS) is necessary to determine this proposed project’s near-term and long-term
impacts to the State facilities — existing and proposed — and to propose appropriate mitigation measures.
The study should use as a guideline the Caltrans Guide Jor the Preparation of Traffic Impact Studies.
Minimum contents of the traffic impact study are listed in Appendix “A” of the TIS guide.

The geographic area examined in the traffic study should include as a minimum all regionally significant
arterial system segments and intersections, including State highway facilities where the project will add
over 100 peak hour trips. State highway facilities that are experiencing noticeable delays should be
analyzed in the scope of the traffic study for projects that add 50 to 100 peak hour trips. The ramps of
most concern to Caltrans would be Carmel Mountain Road and I-1 5, as well as, State Route 56 (SR-56)
and Rancho Penasquitos Boulevard.

All freeway entrance and exit ramps where a proposed project will add a significant number of peak-
hour trips that may cause any traffic queues to exceed storage capacities should be analyzed. If ramp
metering is to occur, a ramp queue analysis for all nearby Caltrans metered on-ramps is required to
identify the delay to motorists using the on-ramps and the storage necessary to accommodate the

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”



Mr. Mark Brunette
April 17,2018
Page |2

queuing. The effects of ramp metering should be analyzed in the traffic study. For metered freeway
ramps, LOS does not apply. However, ramp meter delays above 15 minutes are considered excessive.

The data used in the TIS should not be more than 2 years old. Please also provide the complete set of
electronic Synchro version 10 files.

Caltrans endeavors that any direct and cumulative impacts to the State Highway System be eliminated or
reduced to a level of insignificance pursuant to the California Environmental Quality Act (CEQA) and
National Environmental Policy Act (NEPA) standards.

Mitigation measures to State facilities should be included in TIS. Miti gation identified in the traffic
study, subsequent environmental documents, and mitigation monitoring reports, should be coordinated
with Caltrans to identify and implement the appropriate mitigation. This includes the actual
implementation and collection of any “fair share” monies, as well as the appropriate timing of the
mitigation. Mitigation improvements should be compatible with Caltrans concepts.

Mitigation conditioned as part of a local agency’s development approval for improvements to State
facilities can be implemented either through a Cooperative Agreement between Caltrans and the lead
agency, or by the project proponent entering into an agreement directly with Caltrans for the mitigation.
When that occurs, Caltrans will negotiate and execute a Traffic Mitigation Agreement.

Any work performed within Caltrans right-of-way (R/W) will require discretionary review and approval
by Caltrans and an encroachment permit will be required for any work within the Caltrans R/W prior to
construction. Current policy allows Highway Improvement Projects costing $1 million or less to follow
the Caltrans Encroachment Permit process. Highway Improvement Projects costing greater than $1
million but less than $3 million would be allowed to follow a streamlined project development process
similar to the Caltrans Encroachment Permit process. In order to determine the appropriate permit
processing of projects funded by others, it is recommended the concept and project approval for work to
be done on the State Highway System be evaluated through the completion of a Permit Engineering
Evaluation Report (PEER). A PEER should always be prepared, regardless of the cost of improvements,
when new operating improvements are constructed by the permittee that become part of the State
Highway System. These include but are not limited to, signalization, channelization, turn pockets,
widening, realignment, public road connections, and bike paths and lanes. After approval of the PEER
and necessary application and supporting documentation an encroachment permit can be issued.

Highway Improvement Projects greater than $3 million, or considered complex projects, would be
required to adhere to the full Project Development Process (e.g. Project Initiation Documents, Project
Study Reports and Cooperative Agreements). A Caltrans District responsible unit will be notified and a
project manager will be assigned to coordinate the project approval.

In order to expedite the process for projects sponsored by a local agency or private developer, it is
recommended a PEER be prepared and included in the Lead Agency's CEQA document. This will help
expedite the Caltrans Encroachment Permit Review process. The PEER document forms and
procedures can be found in the Caltrans Project Development Procedures Manual (PDPM).

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”



Mr. Mark Brunette
April 17,2018

Page |3

http://www.dot.ca.gov/hq/oppd/pdpm/pdpmn.htm
http://www.dot.ca. gov/hq/traffops/developserv/permits/pdf/forms/PEER_(TR—O 112).pdf

As part of the encroachment permit process, the applicant must provide an approved final environmental
document including the California Environmental Quality Act (CEQA) determination addressing any
environmental impacts within the Caltrans’ R/W, and any corresponding technical studies. If these
materials are not included with the encroachment permit application, the applicant will be required to
acquire and provide these to Caltrans before the permit application will be accepted. Identification of
avoidance and/or mitigation measures will be a condition of the encroachment permit approval as well
as procurement of any necessary regulatory and resource agency permits. Encroachment permit
submittals that are incomplete can result in significant delays in permit approval.

Improvement plans for construction within State Highway R/W must include the appropriate
engineering information consistent with the state code and signed and stamped by a professional
engineer registered in the State of California. Caltrans Permit Manual contains a listing of typical
information required for project plans. All design and construction must be in conformance with the
Americans with Disabilities Act (ADA) requirements.

Additional information regarding encroachment permits may be obtained by contacting the Caltrans
Permits Office at (619) 688-6158. Early coordination with Caltrans is strongly advised for all
encroachment permits. If you have any questions or need further assistance, please contact Trent Clark
at (619) 688-3140 or by email at trent.clark@dot.ca.gov.
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DAMON DAVIS, Acting Chief

Development Review Branch

“Provide a safe, sustainable, integrated and efficient transportation system
to enhance California’s economy and livability”



- DEVELOPMENT SERVICES DEPARTMENT
PUBLIC SCOPING MEETING
THE JuNIPERS/PROJECT NO. 586670
WEeDNESDAY, APRiL 18TH, 2018
THE CIvy OF SAN DIEGO

This meeting is being held to give the public and interested parties an opportunity to submit comments
regarding the potential environmental impacts of the proposed project. This information will be used to
develop the scope and content of the Environmental Impact Report {EIR) for the project displayed at this
meeting. Please record your comments in the space provided below and submit this form to City staff at the
meeting or by mail. Thank You.

Coounents: RE: The Junipers Project # 586670

Escape routes are aiready lacking in case of foresi fire. Lives are at risk!

There is at present only ONE way out: Pefasquitos Dr., past Hotel Karlan.

Before ANY residential expansion takes place, we must have alternate escape routes

in case of disasters. For example, replace the posts at the end of Andorra W

with a locked gate that can be unlocked and opened quickly in an emergency.

Name David Kenstad , Signaﬁ@\’/j Kﬁ
Vad ~

Please prin W % /2& e

Address. 15470 Andorra Way

Use back of sheet if additienal space is necessary
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DEVELOPMENT SERVICES DEPARTMENT
PUBLIC SCOPING MEETING

THE JUNIPERS/PROJECT NO. 586670

WEDNESDAY, APRIL 18TH, 2018

THE CITY OF SAN DIEGO

This meeting is being held to give the public and interested parties an opportunity to submit .
comments regarding the potential environmental impacts of the proposed project. This informatlop
will be used to develop the scope and content of the Environmental Impact Report (EIR) for the [?m]t.'-:ct
displayed at this meeting. Please record your comments in the space provided below and submit this
form to City staff at the meeting or by mail. Thank You.

Comments: There isn't a housing shortage there is an over population problem. The
“housing crisis” has caused you people to become very short sighted!

THERE IS A BETTER USE OF THIS PROPERTY than filling it up with
houses and ENDANGERING the LIVES of the people in those houses as
well as the LIVES of the EXISTING COMMUNITY. We have aiready been
impacted by the addition of CRESTA BELLA and you have already
approved doubling of PENASQUITOS VILLAGE across the street. We are
a “one way in and one way out” community surrounded by Black Mountain.
If any part of that mountain catches FIRE, we EVACUATE. None of the
proposals to solve the “one way in and one way out” are adequate. There
will still be a bottleneck at Carmel Mountain Road which will then empty
onto the 15 freeway and we know how packed that can be. DO NOT
create another Santa Rosa where 44 people died. As Dale Politte has
already warned, better boost your LIABILITY insurance.

Our world is in a period of great transition. There is good reason why the
original developer of this community DID NOT BUILD and instead
DEDICATED this property to OPEN SPACE with a nod toward recreation.
There is a better use for this property. (Acknowledging my English
“medium” Heritage, “Just you wait, Henry Higgans, just you wait.”)

= - i =

,,, X2 |-
Name {(;‘.' / EN 1J L\*\&L: LN Signature .) g’]‘ ) ~—

Please print (

Address ”0767 Q{;’Z,D//]ZS(Q 57, ‘_.)/) (/]\J(-/‘/L/_'Z‘,ﬂj_

T Teo hark of cheet if additinnal snace is necessary.



DEVELOPMENT SERVICES DEPARTMENT
PUBLIC SCOPING MEETING

THE JUNIPERS/PROJECT NO. 586670

WEDNESDAY, APRIL 18TH, 2018

THE CITY OF SAN DIEGO

This meeting is being held to give the public and interested parties an opportunity to submit comments
regarding the potential environmental impacts of the proposed project. This information will be used to
develop the scope and content of the Environmental Impact Report (EIR) for the project displayed at this
meeting. Please record your comments in the space provided below and submit this form to City staff at the
meeting or by mail. Thank You.

Comments: WE HAVE ONLY ONE ROAD LEADING OUT OF PENASQUITOS GLENS!
| - Penasquitos Glens is already overburdened in the event of an evacuation. This has twice been demonstrated in
recent fire situations. In both cases it took over 1 hour for residents to evacuate. The Project managers have assured
the community the Junipers will be constructed utilizing fire-resistant building materials so the residents will be able to
“shelter in place”. This is not a viable response. Firstly, the people will panic and run. If the Police and/or Fire order a
I'\r“l‘anclator\,;r evacuation, evervone will then funnel out onto Carmel Mountain Road via Penasquitos Drive creating a

Glens creatmg a trafFCJam hlgher up mto the nelghborhood
3 — It has been designated a 55+ community but this doesn’t mean the majority of the residents won't be working. This,

being taken into consideration, is the addition of a new traffic light at the intersection of Penasquitos Drive and Janal

Way. Considering the only other access point to the Junipers is a "right-in only" off Carmel Mountain Road, this means

ALL trafflc exiting the Junlpers for work, etc., WI|| funnel onto Penasqurtos Drive along with the all the other residents of
g dening the on

ramp to I- ]5
— It has been proposed to add a new right in-only off of Carmel Mountain into the Junipers. This poses a danger to

vehicles speeding over the I-15 overpass as it is a blind rise. Many cars speed over the bridge at 50mph. When you have
—cars slowing dramaticallv for a sharp right turn. this can potentiallv cause manv rear-end collisions

5 — There would also be the need to add more Police and Fire/EMS for an estimated increase of 1100+ residents who are

over 55 years of age.

6 —The Junipers would negatively impact an already overburdened area. Carmel Mountain now routinely gridlocks

houriy traf‘f' ic mghtmares Not to mentlon what happens in the evem of an evacuallon Please thmk hard on t]‘lIS

I know the City is concerned with the ‘housing crisis” but please, please think about what this will do to the already
terrible traffic situation in San Diego. Thank you.

Lynn Lundy and Donna Gutekunst-Lundy

Name
Please print

15526 Paseo Jenghiz, San Diego, 92129
Address

Use back of sheet if additional space is necessary.



RINCON BAND OF LUISENO INDIANS

Cultural Resources Department

| W. Tribal Road - Valley Center, California 92082 -
(760) 297-2330 Fax:(760) 297-2339

April 23, 2018

Mark Brunette

City of San Diego

Development Services Department
1222 First Avenue, MS 501

San Diego, CA 92101

Re: The Junipers Project No. 586670
Dear Mr. Brunette:

This letter is written on behalf of the Rincon Band of Luisefio Indians. Thank you for inviting us to submit
comments on the Junipers Project No. 58667. Rincon is submitting these comments concerning your projects
potential impact on Luiseiio cultural resources.

The Rincon Band has concerns for the impacts to historic and cultural resources and the finding of items of
significant cultural value that could be disturbed or destroyed and are considered culturally significant to the
Luisefo people. This is to inform you, your identified location is not within the Luisefio Aboriginal Territory.
We recommend that you locate a tribe within the project area to receive direction on how to handle any
inadvertent findings according to their customs and traditions.

If you would like information on tribes within your project area, please contact the Native American Heritage
Commission and they will assist with a referral.

Thank you for the opportunity to protect and preserve our cultural assets.

Sincerely,

b A A

Destiny Colocho
Director
Rincon Cultural Resources Department

Bo Mazzelli Tishmall Turner Steve Stallings Laurie E. Gonzalez Alfonso Kolb
Tribal Chairman Vice Chairwoman Council Member Council Member Council Member
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Notice of Preparation

April 11,2018

To: Reviewing Agencies

Re: The Junipers CPA/RZ/VTM/SDP (PTS NG. 586670)
SCH# 2018041032

Attached for your review and comment is the Notice of Preparation (NOP) for the The Junipers CPA/RZ/VTM/SDP
(PTS NO. 586670) draft Environmental Impact Report (EIR).

Responsible agencies must transmit their comments on the scope and content of the NOP, focusing on specific
information related to their own statutory responsibility, within 30 days of receipt of the NOP from the Lead
Agency, This is a courtesy notice provided by the State Clearinghouse with a reminder for you to comment in a
timely manner. We encourage other agencies to also respond to this notice and express their concerns early in the
environmental review process.

Please direct your comments to:

Mark Brunette

City of San Diego 7
1222 First Avenue, MS-501 '

San Diego, CA 92101

with a copy to the State Clearinghouse in the Office of Planning and Research. Please refer to the SCH number
noted above in all correspondence concerning this project.

If you have any questions about the environmental document revicw process, please call the State Clearinghouse at
(916) 445-0613.

Sinderely,
P

ott Morgan &
Director, State Clearinghouse

Attachments
cc: Lead Agency

1400 10th Street  P.0.Box 3044 Sacramento, California 95812-3044
1-916-445-0613 FAX1-916-558-3164 www.opr.ca.gov



Document Details Report
State Clearinghouse Data Base

SCH# 2018041032
Project Title  The Junipers CPA/RZ/NTM/SDP (PTS NO. 586670)
Lead Agency San Diego, City of
Type NOP Notice of Preparation
Description A SITE DEVELOPMENT PERMIT, COMMUNITY PLAN AMENDMENT, REZONE, AND VESTING

TENTATIVE MAP to develop 536 residential units on a vacant 112.3-acre property adjacent to 14555
Rancho Penasquitos Blve. The proposed Junipers project is in an existing residential neighborhood
located west of I-15, north of Carmel Mountain rd, and east of Penasquitos Drive in the community of
Rancho Penasquitos in the City of San Diego. The project site is located on approx. 112.3 acres, and
is comprised of disturbed habitat and ornamented vegetation from a defunct golf course. Surrounding
uses include single-family and multi-family residential to the west and north, and a hotel (Hotel Karlan)

- immediately to the south. The project entails the development of a vacant property to create a

residential subdivsion with 455 muiti-family atiached and detached residences for those aged 55 and
above, and 81 senior affordable multi-family apartments, a public park, publicly - accessible "Social
Loop" trail, open space/parks and a recreation emenity for project residents' use and internal streets.
As a part of the project approval, a General Plan Amendment is needed to change the designated land
use from "Open Space" to "Residential" to be consistent with the existing, underlying residential zoning
(RS-1-14) on the site; and the existing, underlying zoning will be changed to RM-1-1.

Lead Agency Contact

Name Mark Brunette
Agency City of San Diego
Phone (619) 446-5379 Fax
email mbrunette@sandiego.gov
Address 1222 First Avenue, MS-501
City San Diego State CA  Zip 92101
Project Location
County San Diego
City San Diego
Region
Cross Streets Carmel Mountain Rd. and Penasquitos Dr (14455 Penasquitos Dr)
Lat/Long
Parcel No. 313-011-06,07 & 10, 313-060-10
Township Range Section Base

Proximity to:

Highways  |-15, SR-56
Airporis
Railways
Waterways
Schools  Mt. Carmel High School
Land Use Present Zoning: RS-1-14 (residential-single unit) Proposed Zoning: RM-1-1 (residential Multi Unit);
Present Community Plan Designation: Open space; proposed community plan designation: residential
- low (5-9 DU/AC)
Project Issues  Aesthetic/Visual; Air Quality; Archaeologic-Historic; Biological Resources; Drainage/Absorption;
Geologic/Seismic; Noise; Public Services; Soil Erosion/Compaction/Grading; Traffic/Circulation; Water
Quality; Water Supply; Wetland/Riparian; Landuse; Cumulative Effects; Other Issues
Reviewing Resources Agency; Cal Fire; Department of Parks and Recreation; Department of Water Resources;
Agencies  Department of Fish and Wildlife, Region 5; Office of Emergency Services, California; Department of

Housing and Community Development; Native American Heritage Commission; California Highway
Patrol; Caltrans, District 11; Air Resources Board, Transportation Projects; Regional Water Quality

Note: Blanks in data fields result from insufficient information provided bv lead acencv.



Document Details Report
State Clearinghouse Data Base

Control Board, Region 9; San Diego River Conservancy

Date Received 04/11/2018 Start of Review 04/11/2018 End of Review 05/10/2018

Note: RBlanks in data fields result from insufficient information nrovided hv lead anency



Notice of Completion & Environmental Document Transmittal
Mail to: State Clearinghouse, P. O. Box 3044, Sacramento, CA 95812-3044 (916) 445-0613
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 ﬁ-lf 80 _tt l Q ; 2

Project Title: THE JUNIPERS CPA/RZ/VTM/SDP (PTS NO. 586670)

Lead Agency: City of San Diego Contact Person: Mark Brunette
Mailing Address: 1222 First Avenue, MS501 Phone: (619) 446-5379; mbrunette@sandiego.gov
City: San Diego, CA Zip: 92101 County: San Diego
Project Location: County: San Diego City/Nearest Community: San Diego (Rancho Penasquitos)
Cross Streets: Carmel Mountain Rd. and Penasquitos Dr. (14455 Penasquitos Dr.) Zip Code: 92129
Lat./ Long.: 32 deg. 58" 45" N/ 117 deg. 05° 29" W Total Acres: 112.3
Assessor's Parcel No.: 313-011-06, 07, & 10, 313-060-10 Section: Twp.: Range: Base:
Within 2 Miles:  State Hwy #: [-15, SR-56 Waterways:
Airports: Railways: Schools: Mt. Carmel High School
Document Type:
CEQA: 4 Nop [] Draft EIR NEPA: [ NoOI Other:  [] Joint Document
[[] Early Cons [] Supplement/Subsequent EIR [] EA [C] Final Document
[] Neg Dec (Prior SCH No.) [] Draft EIS [ Other
[] Mit Neg Dec Other [] FONSI
------------------------- ~averseds (Moo of Parcdn Slomnsth- — - - - - - -
Local Action Type:
[[] General Plan Update [ Specific Plan X Rezone APR 11 2018 [J Annexation
[] General Plan Amendment [] Master Plan [] Prezone [ Redevelopment
[C] General Plan Element [] Planned Unit Development  [] S@C%wm Coastal Permit
Community Plan Amend. [ Site Plan X Land Division (Subdivision, etc. Other: Site
Development Permit
Development Type:
[ Residential: Units 536 Acres [[] Water Facilities: Type MGD
[] Office: Sq.ft. Acres Employees [] Transportation: Type
[[] Commercial:Sq.ft. Acres Employees [] Mining: Mineral
[] Industrial: ~ Sq.ft. Acres Employees [] Power: Type MW
[[] Educational [] Waste Treatment: Type MGD
[[] Recreational [] Hazardous Waste: Type
[[] other:
Project Issues Discussed in Document: -
X Aesthetic/Visual [] Fiscal [[] Recreation/Parks [] Vegetation
[J Agricultural Land [] Flood Plain/Flooding [ Schools/Universities ] Water Quality
B Air Quality [[] Forest Land/Fire Hazard ~ [] Septic Systems X] Water Supply/Groundwater
Archaeological/Historical ~ [X] Geologic/Seismic [] Sewer Capacity [X] Wetland/Riparian
[X Biological Resources [] Minerals Soil Erosion/Compaction/Grading [] Wildlife _
[ Coastal Zone <] Noise [] Solid Waste [] Growth Inducing
[ Drainage/Absorption [[] Population/Housing Balance [ ] Toxic/Hazardous Land Use
[] Economic/Jobs [X] Public Services/Facilities  [X] Traffic/Circulation P Cumulative Effects

[X] Other  Energy, Greenhouse Gases, Health & Safety, Public Utilities, Alternatives

— e o s S Ee e E e e e e O e e e e e R O O R e e e e e e e e e e e e e e e

Present Land Use/Zoning/General Plan Designation:

Present Zoning: RS-1-14 (Residential-Single Unit). Proposed Zoning: RM-1-1 (Residential-Multi Unit)

Present Community Plan Designation: Open Space. Proposed Community Plan Designation: Residential - Low (5-9 DU/AC)
P—roject D;scription: A SITE DEVELOPMENT PERMIT, COMMUNITY PLAN AMENDMENT, REZONE, AND VESTING
TENTATIVE MAP to develop 536 residential units on a vacant 112.3-acre property adjacent to 14555 Rancho
Penasquitos Blvd. The proposed Junipers project is in an existing residential neighborhood located west of I-15,
north of Carmel Mountain Road, and east of Pefiasquitos Drive in the community of Rancho Pefiasquitos in the
City of San Diego. The project site is located on approximately 112.3 acres, and is comprised of disturbed habitat
and ornamental vegetation from a defunct golf course. Surrounding uses include single-family and multi-family



residential to the west and north, and a hotel (Hotel Karlan) immediately to the south. I-15 forms the eastern
boundary of the property. A large commercial shopping area is located beyond I-15, east of the site along Carmel
Mountain Road. Black Mountain Open Space Park is located farther west of the project site, west of Pefiasquitos
Drive.

The project entails the development of a vacant property (non-operational golf course) to create a residential
subdivision with 455 multi-family attached and detached residences for those aged 55 and above, and 81 senior
affordable multi-family apartments, a public park, publicly - accessible “Social Loop” trail, open space/parks and a
recreation amenity for project residents’ use, and internal streets. As part of the project approval, a General Plan
Amendment is needed to change the designated land use from “Open Space” to “Residential” to be consistent
with the existing, underlying residential zoning (RS-1-14) on the site, and the existing, underlying zoning will be
changed to RM-1-1. An approximate 2.5-mile pedestrian “Social Loop” trail will be developed and maintained
within the project. The project would include a public park in excess of 3 acres. Sound barriers will be sited
along the eastern edge of the property, as required, to protect project uses from I-15 noise. Vehicular access to
the project site would be provided from Pefiasquitos Drive at the existing intersection with Janal Way, and from a
new right-in only access road off of Carmel Mountain Road (with an emergency-only egress right-out lane onto
Carmel Mountain Road).

Reviewing Agencies Checklist

Lead Agencies may recommend State Clearinghouse distribution by marking agencies below with and "X".
If you have already sent your document to the agency please denote that with an "S".

__ AirResources Board ___ Office of Emergency Services
______ Boating & Waterways, Department of __ Office of Historic Preservation
__ California Highway Patrol ___ Office of Public School Construction
____ CalFire __ Parks & Recreation
_ S Caltrans District # 11 _ Pesticide Regulation, Department of
______ Caltrans Division of Aeronautics __ Public Utilities Commission
___ Caltrans Planning (Headquarters) _ Regional WQCB#9
_____ Central Valley Flood Protection Board _ Resources Agency
__ Coachella Valley Mountains Conservancy __ S.F. Bay Conservation & Development Commission
_ Coastal Commission, San Diego District — San Gabriel & Lower L.A. Rivers and Mtns Conservancy
__ Colorado River Board ___ SanJoaquin River Conservancy
__ Conservation, Department of _____ Santa Monica Mountains Conservancy
__ Corrections, Department of __ State Lands Commission
_ Delta Protection Commission ______ SWRCB: Clean Water Grants
__ Education, Department of ____ SWRCB: Water Quality
o Energy-Ccmmission ___ SWRCB: Water Rights
__S _ Fish & Wildlife Region: 5 ___ Tahoe Regional Planning Agency
__ Food & Agriculture, Department of __ Toxic Substances Control, Department of
_ General Services, Department of X __ Water Resources, Department of
____ Health Services, Department of
__ Housing & Community Development Other
Integrated Waste Management Board Other

Native American Heritage Commission

Local Public Review Period (to be filled in by lead agency)
Starting Date April 10, 2018 Ending Date May 10, 2018
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DEVELOPMENT SERVICES DEPARTMENT
PUBLIC SCOPING MEETING

THE JUNIPERS/PROJECT NO. 586670

WEDNESDAY, APRIL 18TH, 2018

THE CITY OF SAN DIEGO

This meeting is being held to give the public and interested parties an opportunity to submit
comments regarding the potential environmental impacts of the proposed project. This information
will be used to develop the scope and content of the Environmental Impact Report (EIR) for the project
displayed at this meeting. Please record your comments in the space provided below and submit this
form to City staff at the meeting or by mail. Thank You.
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City of San Diego, Development Services Department
Attn: Mark Brunette, Senior Planner
1222 First Avenue, MS 501
San Diego, CA 92101

Use back of sheet if additional space is necessary.
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will be used to develop the scope and content of the Environmental Impact Report (EIR) for the project
displayed at this meeting. Please record your comments in the space provided below and submit this
form to City staff at the meeting or by mail. Thank You.
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comments regarding the potential environmental impacts of the proposed project. This information
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This meeting is being held to give the public and interested parties an opportunity to submit comments
regarding the potential environmental impacts of the proposed project. This information will be used to
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This meeting is being held to give the public and interested parties an opportunity to submit
comments regarding the potential environmental impacts of the proposed project. This information
will be used to develop the scope and content of the Environmental Impact Report (EIR) for the project
displayed at this meeting. Please record your comments in the space provided below and submit this
form to City staff at the meeting or by mail. Thank You.
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This meeting is being held to give the public and interested parties an opportunity to submit
comments regarding the potential environmental impacts of the proposed project. This information
will be used to develop the scope and content of the Environmental Impact Report (EIR) for the project
displayed at this meeting. Please record your comments in the space provided below and submit this
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This meeting is being held to give the public and interested parties an opportunity to submit
comments regarding the potential environmental impacts of the proposed project. This information
will be used to develop the scope and content of the Environmental Impact Report (EIR) for the project
displayed at this meeting. Please record your comments in the space provided below and submit this
form to City staff at the meeting or by mail. Thank You.
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comments regarding the potential environmental impacts of the proposed project. This information
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THECIEY SFShN DECe WEDNESDAY, APRIL 18TH, 2018

This meeting is being held to give the public and interested parties an opportunitff to submit comments
regarding the potential environmental impacts of the proposed project. This information will be used to
develop the scope and content of the Environmental Impact Report (EIR) for the project displayed at this
meeting. Please record your comments in the space provided below and submit this form to City staff at the
meeting or by mail. Thank You.

Comments:
The most important duty of our elected City Council and elected local planning board members is to protect the safety
of the people their decisions directly impact.
The area where this developer is requesting open space to be taken from the Rancho Penasquitos community plan and
then zoned to "increase the density to be higher than the surrounding area" will greatly and negatively impact the safety
of the several thousand people who already live near the proposed development area.

When the area was planned/developed in the 1970’s a second exit was likely planned /expected for "safety reasons "

to be extended north from the north PQ Glens neighborhoods. ( Probably Penasquitos Drive north to Rancho Bernardo's
High Country West community ). For whatever reason this second exit was never completed. This has caused
Penasquitos Glens to be a unique neighborhood in San Diego County that has only "one way in and one way out."

Eddie Villavicencio is the Assistant Deputy Fire Marshall for the San Diego Fire Rescue Department. At a recent Fire
Safe Council board meeting (while local representatives were working on the Rancho Penasquitos emergency

Plan) he stated " the area in the developers plan is classified as existing non-conforming for emergency evacuation
planning. " It would seem obvious for development purposes that to significantly increase the density in an

" Existing Non-conforming " neighborhood would be very unsafe and inconceivable to be approved. Mr. Villavicencio
also indicated that evacuating senior citizens ( 55+ ) takes significantly longer than other age groups. The concept of

" Shelter In Place" is laughable as an option in the types of massive wild fires that are possible in the proposed
development area. The now existing open space may be the only " last resort " place to "shelter in" during a wild fire.
By approving the development of the current open space, the liability to the City of San Diego for future deaths or injury
from wild fires will be shifted from 1970 and 1980 s bad decisions to a new situation significantly worsened by adding

even more residents/liabilities into the community while knowing there is only "one way in and one way out. " I hope
the City of San Diego will be asking their insurance carrier to review this situation as ultimately the insurance premium
would likely be greatly increased. ( unless the city is self insured ). The legal expense to settle the claims for residents
who lost their lives due to the inability to escape due to poor "development decisions" would bankrupt the City or the

the insurer. In 2017 over 50 people perished in California wild fires. Families are now suing municipalities due to the
contributory negligence caused by City Officials who allowed UNSAFE development. I know for a fact that [ am not the
only person on record warning the City of San Diego and the Rancho Penasquitos Planning Board about the increased
emergency evacuation and liability risks which would be created by an approval of development of this open space.

e Dl U s Bty RETT—

Please print

i L1 AL e %@7‘ Sen Az, CH 5225

Use back of sheet if additional space is necessary.



Jeanine Politte
11146 Almazon St.
San Diego, CA 92129

From: Jeanine@JPolitte.com [mailto:Jeanine@JPolitte.com]

Sent: Thursday, May 10, 2018 12:05 PM

To: 'dsdeas@sandiego.gov'

Cc: mdye@sandiego.gov; 'mbrunette@sandiego.gov'

Subject: The Junipers / Project 586670 - Scoping Comments/Concerns

Hello Mr. Brunette and Mr. Dye,
Attached please find my comments and concerns regarding the creation of the environmental impact
report for the Junipers Project No. 586670.

Please reply to confirm receipt. Thank you.
Respectfully,

Jeanine Politte
11146 Almazon St
San Diego, Ca 92129

Copy of attached document ///

ATTN: Mark Brunette, Senior Environmental Planner
City of San Diego Development Services Department
1222 First Avenue, MS 501
San Diego, California 92101

DSDEAS@sandiego.gov

PROJECT NAME / NO. - The Junipers / 586670
May 9, 2018

Our neighborhood was sold as a golf course community with additional recreational facilities (pool,
fitness center, tennis courts, wood shop, craft/meeting rooms, kitchen) all located on approximately
121 acres. In 1985, the hotel was approved and we gave up some of those amenities, except the golf
course and meeting room usage at the hotel as conditions of the commercial development
agreement. The hotel had continued to provide a fitness center and pool until shutting them down
in 2015 for renovations but remain closed today. The tennis courts have remained available but the
proposed project will eliminate them.

keep the recreational vision of our forefathers, it would be nice to see an Alternative Proposal that
offers open space and recreational facilities. Sometimes good development is no development at all
— leave it as open space. | would prefer that the golf course property be left as open space per our
current Community Plan and not be developed.

If development is inevitable, as some have said, | suggest keeping with the current zoning RS-1-14



which aligns with the majority of existing single family homes the project will abut; not the multi-
family developments along Carmel Mtn. Rd. that include 2-4 story apartments blocks away.
Issues/Concerns that | would like to see addressed in the EIR include:

Health & Safety -
1. Fire Safety — The additional traffic generated by new homes will block existing residents
from evacuating the neighborhood in a fire situation.

a. An Evacuation Plan is needed for the whole community and not just a list of things
we can do to make our homes more fire safe as was previously suggested by the
project developer. Costs may be prohibitive to many homeowners with limited
incomes. Plan should also include how the school will be evacuated if during the
school day.

b. The community’s current secondary Fire Exit has always caused confusion and
access. SDPD & SDFD need to be on the same page, residents need to be informed
about when it will be opened and by whom. It needs to be usable by fire trucks, fire
engines, ladder trucks, and buses and residents vehicles/trucks/etc. Currently,
cutting the locks and removing the bollards may be the fastest way out if you have a
bolt cutter and can move the posts out of the way. Maintenance of the current exit
is also lacking so who will maintain any improvements?

2. Impacts to response times for SDFD and Paramedics.

Are there steep slopes and environmentally sensitive areas that will limit the development of
portions of the property and if so, will they be placed into a conservation easement to restrict
further encroachment into the environmentally sensitive areas?

Noise related to the highway and proposed High Speed Rail. We can hear the highway at our home
especially during the night and we live blocks away and down in the basin near the elementary
school. | can only imagine how loud it is on the property nearest I-15 with the many semi-trucks and
as a friend used to call them, all the “Ricky Racers” racing on the highway.

Additionally, if the High Speed Rail actually gets built along the proposed route, the Junipers should
mitigate for the worst case noise scenario of trains going 220 mph with steel wheels on elevated
steel tracks. At a minimum they will need to inform potential buyers of the proposed rail system.

Upon closing down the golf course, the owners had the greens and water features removed as well
as demolishing the maintenance and out buildings. My concern is that over the years, fertilizers and
other chemicals were stored in the buildings and as a golf course, fertilizers were over used to keep
the greens and fairways in top condition. | have read a few articles about “Brown Field” conditions
existing on golf courses and would like to be assured that extensive studies are conducted across the
whole golf course to eliminate those concerns and if found to be an issue, remediated.

Circulation, Roads, Traffic, Ingress/Egress Issues —

1. Can Penasquitos Drive and Carmel Mtn. Rd. handle the additional traffic without
degradation to level of service?

2. Carmel Mtn. Rd. proposed ingress/egress into the Junipers — Adding another or extending
the existing right-turn lane into the new development between |-15 ramp and Penasquitos



Drive will be a nightmare if users exit and cross 3 lanes of traffic to reach the left-turn lane
and head back to I-15. Emergency Only exit will be no different. Speeds on Carmel Mtn. Rd.
coming off the bridge are 40-55 mph to beat the lights. There aren’t enough SDPD officers
to monitor traffic and one accident will be too many.

a. Will the cut-through road add a new pinch point at Janal Way on Penasquitos Drive
for existing residents?

b. If this ingress is utilized, what impacts to local traffic would it cause or eliminate if
this road winds through the development before it connects to Penasquitos Drive?

c. Will'it improve traffic on Penasquitos Drive between Carmel Mtn. Rd and Janal Way?

3. Penasquitos Drive — Residents of Cresta Bella and parishioners will take more risks crossing
east bound traffic to get into the apartments and the church. Hotel guests will have to cross
more neighborhood traffic to get out of the parking lot.

4. Janal Way — new impacts to existing residences at and near the controlled intersection.

5. Look for an alternate location to access or connect from the proposed project like a bridge
over |-15 to the Margaret Sellers Postal Distribution Center.

6. Comprehensive traffic studies should include Carmel Mtn. Rd. from Rancho Carmel Drive to
at least Cuca St. and along Penasquitos Drive from Penasquitos Plaza shopping center to at
least Penasquitos Court. It would also be good to know how many traffic accidents have
occurred in the study area and the types of traffic citations written (by location) for the past
10 years. All proposed and approved housing and commercial projects should be included in
the traffic study as well as the impacts from the proposed High Speed Rail project route and
realignment of existing roads along I-15 from Rancho Bernardo south to Poway Rd./Rancho
Penasquitos Blvd.

Utilities —

1. Sewer capacity and connections into existing sewer line along Penasquitos Drive.
Homeowners who reside downbhill from the Janal Way intersection have lived with sewer
backup, gas and smells into their homes. A few years ago, the City realigned multiple
connections along Penasquitos Drive to remedy this long standing issue. Is there capacity
available to add more residential units and not impact existing residents?

2. Landscaping and or common area watering — feasibility of drilling a well for HOA and open
space use?

3. SDGE existing high capacity natural gas line and easement located on the project property.
We do not want to be another San Bruno. Since the CPUC judge’s proposed decision was
released last week, it could be that SDGE’s proposed new natural gas pipeline project may
never be built. So the existing main pipeline will remain in an easement as a high capacity
pipeline alongside homes existing home and potentially new attached homes. Have they
provided safety records for the existing pipeline? I'd like to see additional info requested
from SDGE about what types of service/testing they will need to complete in the area to
keep the existing pipeline repaired and operating at capacity without problems. What
mediation will be required by SDG&E if the Junipers project (in any form) is approved?

4. Isit possible to move access to the existing utility easements from the Del Diablo Street
maintenance road to inside the new development?

Biological Resources — Since the naturalization of the property commenced 2 years ago, local wildlife
have increased and travel freely along the corridor and into our neighborhoods. The property has



become a corridor and feeding ground for predators.

If any form of redevelopment is approved, can the following conditions be added to the permits and
would the developer agree to them?

1.

5.

All open space, trail loops, parks provided with the development to be dedicated and/or
held in conservancy so it can never be developed whether accepted by the City Parks and
Rec Dept. or maintained/owned by an HOA.

a. Will a CUP be required to keep public use of the facilities available in perpetuity?

Make the Maintenance access road on Del Diablo Street a walkway only. Utilities would
need to access the easements through the new development.

No use of Maintenance access road to property from Del Diablo St. or driveway north of
tennis courts on Penasquitos Drive, or any other entrance via existing residential streets)
into new development for construction vehicles/equipment or employees/construction
workers.

Limit the hours that trucks, equipment, building supplies, etc. may be delivered to the site
and exclude high traffic hours on Carmel Mtn. Rd. and Penasquitos Drive to reduce impacts
on community.

Construction Parking — restrict to onsite only. No parking allowed in existing neighborhoods.

Thank you for this consideration.
Respectfully,

Jeanine Politte
11146 Almazon St.
San Diego, CA 92129
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VEEDNESDAY, APRIL 18, 2018

Eveni ng sessi on

* * %

M5. GCENIE LOVORN: I n any energency situation
where we have to evacuate Penasquitos, how are we
going to evacuate safely all the people that are back
in the hills who have |ived here for many years?

They are proposing putting thousands of
peopl e out here in front of us, and they are going to
have priority closeness to the freeway, how are the
rest of us going to get out? It's going to back up
traffic. W're interested in the safety features and

how we can be protect ed.

* * %
MR, TIM CLAYTON: |'mvery concerned about
safety aspects of the proposal. This really concerns
the access in and out. |It's inadequate for the nunbe

of residents they're planning to put here and the

I npact on these additional residents in the area of
the existing road systemin the comunity. So how
does it inpact the existing project?

Go back to the beginning.

r
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My concern is about the safety aspects of
access and the inpact of the existing comunity, the
new devel opnent of the existing comunity's road
access, traffic; right; and access in the energency.
It's a big concern for nost people. The problemis,
Is this road here is the only in and out, right, for
all of those people who live up there. Not just the
new devel opnent but everything behind it. |In these
days because of, you know, Katrina, and everything
el se, when they have a fire they tend to evacuate
whol e sways of people. So if you get a nassive
evacuation, even if don't have a fire, you just choke
t he whol e area.

The community here was devel oped a | ong
time ago, right. Now, all this filling stuffy, they
don't have a good solution to access for the people,
so they can build 500 houses and then that which is a

t housand cars.

MR, TIM KORAL: The property owner shoul d
do whatever they want to do. | don't care what we
say. They're going to do whatever is best for the

property, that's nunber one. Wat | prefer they

609625
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should do is, allow people -- community -- for a

fee -- for a fee mnd you -- to access facility in the
community, to preserve community. You don't want
people to wal k around who don't live, that's not --
that doesn't nake no sense whatsoever. Do you see ny
point? | think we all want the great parks -- |

guar ant ee you, nmake the park, nobody is going to be
here. Because parks are different for people.

But if you want to preserve the property
for the owners, you know, the honeowners, then we
should pay a fee to have access to a facility --
sw mm ng pool, whatever park there is, like an
associ ation fee or allow you us to pay for it. That's
a nmuch better deal for everyone.

Does that make sense?

It's a private property, so we'd like to
i nfringe upon our private property. That's -- that's
their property. GCkay. | nean, they do what's best
for themto nmake a profit in order to survive.
Unfortunately, it costs |ots of noney because | bet is

going to be very, very expensive.

MS. SARAH CLAYTON: My concerns are

609625
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1| primarily with air quality. Aside fromthe inpacts
2| that the construction of 536 dwellings wll have on
3| the surrounding conmunity, what wll the ongoing
4| effects be with all these additional people |iving
5| here?
6 The golf course has contributed to the
7| "green living" in this northeast corner of
8 | Penasquitos. Wthout it, there is only Black Muntain
9 Reserve to fulfill that function. Additionally, the
10 | anbient noise will increase significantly w thout the
11 | golf course, green space to buffer the freeway noi se.
12 | The increased noise |evels and additional street
13| lighting will affect birds, manmmals, and reptiles
14 | found within this area.
15
16 M-
17
18
19
20
21
22
23
24
25
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REPORTER S CERTI FI CATE

STATE OF CALIFORNIA )
)
COUNTY OF RIVERSI DE )

|, JOYCE HOLBROOK, CSR NO 9041, in and
for the State of California, County of Riverside, do
hereby certify that the foregoing transcript,
consisting of pages 1 through 7, inclusive, is a true
and correct transcript of ny shorthand notes, and is
full, true and correct statenent of the proceedi ngs
had in said cause.

Dated this 18th day of April, 2018.

Opree A Mokl
uo

Joyce Hol br ook
RPR, CSR #9041
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