ENVIRONMENTAL IMPACT REPORT

THE CITY OF SAN DIEGO

Project No. 526167
SCH No. 2017061040

PROJECT NAME: Morena Apartment Homes: General Plan Amendment, Community Plan
Amendment, REZONE, Planned Development Permit, Site Development Permit, and Vesting
Tentative Map, Municipal Code Amendment, and Local Coastal Program Amendment, to construct
150 market rate multifamily units with an approximately 4,400-square-foot clubhouse facility with
leasing and exercise areas, recreational facility, landscaped areas including a pool and
approximately 319-square-foot pool house building, and a water quality detention basin. The project
would include a total of 267 vehicular parking spaces, including 99 attached garages, 52 detached
carports, and 115 open parking spaces. Three handicap spaces would be accommodated on-site. In
addition, 70 bicycle parking spaces and 16 motorcycle parking spaces are proposed. The project site
consists of two parcels (Assessor Parcel Numbers 436-020-40 and -41). The project site is currently
developed with the Coastal Trailer Villa Recreational Vehicle (RV) park. All existing uses would be
removed and grading would occur on 5.73 acres of the 6.21-acre project site. Additionally,
construction of the project would include a net import of approximately 1,300 cubic yards of soil in
order to increase elevations and raise all portions of the project site on which housing would be
constructed out of the 100-year floodplain. APPLICANT: Fairfield Realty Iil, LLC.

Update 8/21/2018:

Minor revisions have been made to the draft Environmental Impact Report (EIR). Added
language would appear in a strikesut and underlined format. The EIR has been revised to
reflect that a Land Development Code and Local Coastal Program Amendment for removal of
Mobile Home Park Overlay Zone are part of the discretionary approvals that will be required
to implement the Project. Additionally, per direction from the Native American Heritage
Commission, clarifying language has been added to the Cultural Resources mitigation. The
clarifying language will not result in any changes to the environmental impacts associated
with the project or project mitigation measures. As such, no recirculation of the EIR is
required. In accordance with the California Environmental Quality Act, Section 15073.5 (c)(4),
the addition of new information that clarifies, amplifies, or makes insignificant modification
does not require recirculation as there are no new impacts and no new mitigation identified.
An environmental document need only be recirculated when there is identification of new
significant environmental impact or the addition of a new mitigation measure required to
avoid a significant environmental impact. Clarification of the discretionary actions required
for implementation of the project will not resuit in any changes to the project, the



environmental impacts associated with the project or project mitigation measures. As such,
no recirculation of the EIR is required.

ENVIRONMENTAL DETERMINATION:

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

Based on the analysis conducted for the project described above, the City of San Diego, as the Lead
Agency, has prepared the following Environmental Impact Report. The analysis addressed the
following issue area(s) in detail: Land Use (Noise), Transportation/Circulation), Noise, Historical
Resources (Archaeology), Tribal Cultural Resources, and Paleontological Resources. The
Environmental Impact Report concluded that the project would result in significant but mitigated
environmental impacts to Land Use (Noise), Transportation/Circulation), Noise, Historical Resources
(Archaeology), Tribal Cultural Resources, and Paleontological Resources. No significant and
unmitigated impacts were identified. All other impacts analyzed in the draft EIR were determined to
be less than significant.

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

PUBLIC REVIEW DISTRIBUTION:

The following agencies, organizations, and individuals received a copy or notice of the draft
Environmental Impact Report and were invited to comment on its accuracy and sufficiency. Copies
of the Environmental Impact Report, the Mitigation Monitoring and Reporting Program and any
technical appendices may be reviewed in the offices of the Development Services Department, or
purchased for the cost of reproduction.

State of California

Caltrans, District 11 (31)

State Clearinghouse (46A)

California Department of Transportation (51A)

City of San Diego

Mayor's Office (91)

Councilmember Bry, District 1 (MS 10A)
Councilmember Zapf, District 2 (MS 10A)
Councilmember Ward, District 3 (MS 10A)
Councilmember Cole, District 4 (MS 10A)
Councilmember Kersey, District 5 (MS 10A)
Councilmember Cate, District 6 (MS 10A)
Councilmember Sherman, District 7 (MS 10A)



Councilmember Alvarez, District 8 (MS 10A)
Councilmember Gomez, District 9 (MS 10A)
Development Services Department
EAS - Courtney Holowach
Transportation- Rudy Jauregui and Ann Gonsalves
Engineering - Hoss Florezabihi
Geology - Jacobe Washburn
Landscaping - Vanessa Kohakura
Planning Review - Kristal Feilen
Project Manager - Paul Godwin
Plan Historic-Sonnier Francisco
Planning Department
Long Range - Michael Prinz
Plan-Airport - Vickie White
Plan-Facilities Financing - Angela Abeyta
San Diego Police Department
Michael Pridemore (MS776)
San Diego Fire and Recue
Larry Trame (MS603)
Environmental Services Department
Lisa Wood (MS1102-A)
Central Library (81A)
Clairemont Branch Library (81h)
City Attorney (59)

Other Interested Groups. Organizations. and Individuals
San Diego Board of Realtors (154)

San Diego Chamber of Commerce (157)

Balboa Avenue Citizens Advisory Committee (246)
Clairemont Mesa Planning Committee (248)

San Diego Mesa College (250)

University of San Diego (251)

Clairemont Senior Citizens Club (252)

Tecolote Canyon Citizens Advisory Committee (254)
Friends of Tecolote Canyon (255)

Tecolote Canyon Rim (256)

Linda Vista Planning Group (267)

Clairemont Town Council (257)

San Diego Unified School District (132)
Metropolitan Transit System (112)

San Diego Gas & Electric (114)

Metropolitan Transit System (115)

Carmen Lucas (206)

South Coastal Information Center (21 0)

San Diego History Center (211)

San Diego Archaeological Center (212)

Ron Christman (215)




Clint Linton (215B)

Frank Brown- Inter-Tribal Cultural Resources Council (216)
Campo Band of Mission Indians (217)

San Diego County Archaeological Society, Inc. (218)
Kumeyaay Cultural Heritage Preservation (223)
Kumeyaay Cultural Repatriation Committee (225)

Native American Distribution (225A-S)

Fairfield Realty Ill, LLC

George Henderson

ulie McKane

Walter Deal

RESULTS OF PUBLIC REVIEW:

() No comments were received during the public input period.

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

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

herein.
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nior Planner
Development Services Department

Analyst: Courtney Holowach

May 22, 2018
Date of Draft Report

August 21, 2018
Date of Final Report



Morena Apartment Homes Project
Project No. 526167; SCH #2017061040

Letters of Comment and Responses

Letters of comment to the Draft EIR were received from the following agencies, organizations, and
individuals. Several comment letters received during the Draft EIR public review period contained
accepted revisions that resulted in changes to the Final EIR text. These changes to the text are
indicated by strike-out (deleted) and underline (inserted) markings. The letters of comment and
responses follow.

mTm g N wX>

State of California Governor's Office of Planning and Research ......ccoevevninennininicneencnnene RTC-2
San Diego AssoCiation Of GOVEIMMENTS....c.cciiiririeererereeeeesi ettt e RTC-5
San Diego County Archaeological SOCIety, INC. .oicvvririeriiinieceeeese e RTC-7
Viejas TriDal GOVEIMIMENT.....ci ittt ettt b s bbb bbb b neas RTC-8
HENAEISON, GEOIEE... ettt ettt b e st b s bbbt b b et et e be s b e s b et eneebe s b e RTC-9
TrAPASSO, MATTA .cccuiiriiiiirieree ettt sttt e bt e bt e bt e s b e sbe e be e be e be s b e e beebesbesnbesasenane RTC-10
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GOVERNOR

Letter A

STATE OF CALIFORNIA g"
GOVERNOR’S OFFICE of PLANNING AND RESEARCH 5

July 6, 2018

Courtney Holowach

City of San Diego

1222 First Avenue, MS-501
San Diego, CA 92101

Subject: Morena Apariment Homes
SCH#: 2017061040

Dear Countney Holowach:

The State Clearinghouse submitted the above named Drafi EIR 1o selected state agencies for review, The
review period closed on July 5, 2018, and no state s submitted comments b\, that date, This letter
acknowledgzes that vou have complied with the & e review s for draft
environmental documents, pursuant to the California Environmental Quality Act.

Please call the State Clearinghouse at (916) 445-0613 if you have any questions regarding the
environmental review process. [F you have a question about the above-named project, please refer o the
ten-digit State Cleaninghouse number when contacting this office.

Sincerely,

=

Scott Morgan
Director, State Clearinghouse

1400 10th Street  P.0. Box 3044 Sacramento, California 95812-3044
1-916-322-2318 FAX 1-916-558-3184 www.opr.cagov

T
ﬂ
Q"-’:m g,mc‘”’

KEN ALEX
DIRECTUR

"':hjhn

This comment lists the state agencies to whom the Draft EIR was
submitted for review and indicates that no state agencies submitted
comments to the State Clearinghouse by the close of public review.
The comment also acknowledges that the City has complied with
the State Clearinghouse review requirements for draft
environmental documents, pursuant to the California
Environmental Quality Act. No further response is required.
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Document Details Report
State Clearinghouse Data Base

SCH# 2017061040
Project Title  Morena Apartiment Homes
Lead Agency San Diego, City of

Type EIR Draft EIR

Description  The project would include the construction of 150 market-rate multi-family units with an approx 4,400 sf
clubhouse facility with leasing and exercise areas, recreational facility, landscaped areas including a
pool and approx 319-sf pool house building, and a water quality detention basin. The project would
include a total of 267 vehicular parking spaces, including 99 attached garages, 52 detached carports,
and 115 open parking spaces. Three handicap spaces would be accommodated on-site. In addition,
70 bicycle parking spaces and 16 motorcycle parking spaces are proposed. The project site consists of
two parcels. The project site is currently developed with the coastal trailer villa recreational vehicle
park. All existing uses would be removed and grading would occur on 5.73 acres of the 6.21 acre
project site. Additionally, construction of the project would include a net import of approx 1,300 cy of
sail in order to increase elevations and raise all portions of the project site on which housing would be
constructed out of the 100-year floodplain.

Lead Agency Contact
Name Courtney Holowach
Agency City of San Diego

Phone  619-446-5187 Fax
email
Address 1222 First Avenus, MS-501
City San Diego State CA Zip 92101

Project Location
County  San Diego
City San Diego
Region
Lat/Long 32°46'34.67"N/112° 12'23.64" W
Cross Streets  Morena Bivd and Frankfort Street
Parcel No.  438-020-4000
Township Range Section Base

Proximity to:

Highways 5,8

Airports  San Diego Intl

Railways Metro

Waterways  Missing Bay, Pacific Ocean, San Diego River
Schools  Saint Mary Magdeline School, Bay Park ES, Clairemont Emmauel PS,
Land Use  coastal trailer villa recreational vehicle park/CC-4-2 and RS-1-7/Commercial employment, retail, &
services; residential

Project Issues  Air Qualily; Archaeologic-Historic; Flood Plain/Flooding; Geologic/Seismic; Maise; Traffic/Circulation:
Water Quality; Growth Inducing; A ic/Visual; Agricultural Land; Biological Resources; Cumulati
Effects; Drainage/Abscrption; Forest Land/Fire Hazard; Landuse; Minerals; Other |ssues;
Population/Housing Balance; Public Services; Recreation/Parks; Schools/Universities; Septic System;
Sewer Capacity; Soil Erosion/Compaction/Grading: Solid Waste; Toxic/Hazardous: Tribal Cultural
Resources; Vegetation; Water Supply: Wetland/Riparian

Reviewing Resources Agency; California Coastal Commission; Department of Fish and Wildlife, Region 5; Cal
Agenci Fire; Department of Parks and R ion; Caltrans, Division of Aeronautics; California Highway
Patral; Caltrans, District 11; Regicnal Water Quality Control Board, Region 9; State Water Resources
Control Board, Division of Drinking Water; State Water Resources Control Board, Division of Drinking
Water, District 14; Native American Heritage Commission; Public Utilities Commission; State Lands

Note: Blanks in data fields result from insufficient information provided by lead agency.
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Document Details Report
State Clearinghouse Data Base

Commission; San Diego River Conservancy

Date Received 05/22/2018 Start of Review 05/22/2018 End of Review 07/05/2018

Mote: Blanks in data fields result from insufficient information provided by lead agency.
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(SANDAG

401 8 Streel, Suite 800
San Diego, CA 92101-4231
(679) 6991900

Fax (619) 699-1905
sandag.org

MEMBER AGENCIES
Cities of

Carfstrad

Chula Vista
Coronado

Del Mar

B_ 'I &l Cajory
Encinitas

Escondide

Imperial Beach

La Mesa

Leman Grove
Mational City
Oreanside

Poway

San Diego

San Marcos

Santee

B_2 Salana Beach
Vista

and

County of San Diego

ADVISORY MEMBERS
Imperial County

California Departaent
of Transportation

B'3 Metrapolitan

Transit System

North County
Transit District

United States
Department of Defense

San Diego

Unified Port District

B'4 San Diego County
Water Authority

Seuthern Califarnia
Tribal Chairmen’s Association

Mexico

Letter B

July 5, 2018 File Number 3300300

Ms. Courtney Holowach

City of San Diego
Development Services Center
1222 First Avenue, MS 501
San Diego, CA 92101

Dear Ms. Holowach:
SUBJECT:

Morena Apartment Homes Draft Environmental Impact Report
(Project No, 526167)

Thank you for the opportunity to comment on the Morena Apartment Homes
Draft Environmental Impact Report (DEIR). The San Diego Association of
Governments (SANDAG) has reviewed the project from a regional perspective
and with respect to San Diego Forward: The Regional Plan (2015 Regional Plan),
which emphasizes the need for better land use and transportation coordination.
SANDAG has determined that the project, which proposes to construct

150 multi-family units within walking distance of existing and planned
high-frequency public transit, will help to implement the 2015 Regional Plan.

Smart Growth

SANDAG appreciates that the City of San Diego has prioritized transit-oriented
development and land use changes in local plans that support the

Smart Growth Concept Map and Regional Plan. A key goal of the

2015 Regional Plan is to focus growth in Smart Growth Opportunity Areas
(SGOAs). Development in these areas supports a sustainable and healthy
region, a vibrant economy, and an outstanding quality of life for all. This
project is located in an Existing/Planned Mixed-Use Transit Corridor (SD CM-7),
a SGOA identified on the Smart Growth Concept Map.

The proposed project currently is served by a high-frequency local bus route
(Route 50). Several other transit services are planned for the project area,
including a high-frequency local bus route (Route 105) and the Mid-Coast
Trolley Extension. As stated in the Draft EIR, please continue to facilitate access
to these transit services as a part of this project.

Transportation Demand Management

The Morena Apartment Homes are located within a short distance of the
proposed Tecolote Road Trolley Station, which is included in the SANDAG
Mid-Coast Mobility Hub Implementation Strategy. Mobility hubs incorporate
shared mobility services, amenities, and technologies that enhance access to

B-1

B-2

B-3

This comment describes the overall purpose of the 2015 Regional
Plan and states that the project would help to implement the 2015
Regional Plan. It does not raise an issue related to the adequacy of
the analysis contained within the EIR, but rather provides support
for the project's approval.

See response to comment B-1.

As discussed in Section 4.6.6 of the EIR, the project’s residential
densities would be supportive of the future trolley station along
Tecolote Road and would not conflict with the existing or future
transit facilities. The project has been designed to be conducive to
resident and visitor use of transit, considering both existing and
planned transit opportunities.

As discussed in Section 4.15.5 of the EIR, the project would be
consistent with the City's Climate Action Plan (CAP) Checklist, and
specifically comply with Strategy 3 of the CAP Checklist related to
bicycling, walking, transit, and land use. The project would promote
walkability by installing new accessible sidewalks along the project
frontage along West Morena Boulevard, Morena Boulevard, and
Frankfort Street. Internal walkways are provided throughout the
project site providing access to on-site amenities and providing
pedestrian connections to the surrounding roadways. The main
pedestrian access point including an accessible ramp would be at
the corner of Morena Boulevard and Frankfort Street. An additional
pedestrian walkway provides access to Morena Boulevard near the
right-in/right-out driveway. These pedestrian connections would
facilitate future resident use of the surrounding transit
opportunities including use of bus route 105 with a stop located at
the project frontage at Morena Boulevard and use of the future
trolley stop associated with the blue line extension at Tecolote
Road, thereby enhancing access to transit stations and reduce
reliance on the private automobile.

RTC-5
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B-5

B-6

transit stations and reduce reliance on the private automabile. In support of the mobility hub
concept, the Morena Apartment Homes could support transportation demand management (TDM)
programs and services that connect tenants to the future Tecolote and Clairemont Trolley Stations
and help to reduce traffic and parking demand associated with the proposed land use changes.
TDM strategies to consider include:

+ Provision and promotion of shared mobility services (e.g., carshare, bikeshare, scootershare) to
residents. Shared mobility services provide an amenity to residents, enhancing connections to
the future Trolley station, recreational areas, and other community destinations.

+ Reducing parking requirements or unbundling parking, given the proximity to regional transit
services.

« Offering subsidized transit passes to residents to encourage transit ridership.

iCommute, the SANDAG TDM program, provides regional TDM services that encourage the use of
transportation alternatives. Regional TDM programs that can be promoted to tenants include the
regional vanpool program subsidy, the Guaranteed Ride Home service, and support for bicycling,
carpool, and transit. Information on iCommute can be accessed at iCommuteSD.com. Additional
information on the Mid-Coast Mobility Hub Implementation Strategy is available at
SDForward.com/MidCoastMobilityHubs.

Other Considerations

SANDAG has additional resources that can be used for added information or clarification on topics
discussed in this letter, The following can be found at sandag.org:

+ Planning and Designing for Pedestrians, Model Guidelines for the San Diego Region

+ Integrating Transportation Demand Management into the Planning and Development Process -
A Reference for Cities

When available, please send any additional environmental documents related to this project to:

Intergovernmental Review
c/o SANDAG

401 B Street, Suite 800
San Diego, CA 92101

We appreciate the opportunity to comment on the City of San Diego's Morena Apartment Homes
DEIR. If you have any questions, please contact me at (619) 595-5609 or katie.hentrich@sandag.org.

Sincerely,

Kedre /Ugedfm,(l\

IKATIE HENTRICH
Regional Planner

KHE/kwa

B-5

B-7

B-8

Transportation management measures are included in the project
CAP Checklist and discussed in detail in Section 4.15.5 of the EIR.

This comment’s identification of the iCommute program is noted.
See responses to comments B-4 and B-5.

The comment’s identification of additional SANDAG programs is
noted.

The City will continue to provide documents to SANDAG as
requested.
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co Letter C
\E Cg
3> Y,
o -+
«#, San Diego County Archaeological Society, Inc.
14 pe o Environmental Review Committee
e N
e K2 17 June 2018
togicav
To: Ms. Courtney Holowach
Development Services Department
City of San Diego
1222 First Avenue, Mail Station 501
San Diego, California 92101
Subject: Draft Environmental Impact Report
Morena Apartment Homes
Project No. 526167
Dear Ms, Holowach:
C-1 Lhave reviewed the historical resources aspects of the subject DEIR on behalf of this C-1 Comment noted.

committee of the San Diego County Archaeological Society.
Based on the information contained in the DEIR and its historical resources appendix, we
concur with the impact analysis and that no significant impacts to such resources are
likely to exist.
Thank you for the opportunity to offer our comments on this project.

Sincerely,

émcs W. Royle, Jr., Cé;gcrson

Environmental Review Committee

ce: RECON

SDCAS President
File

P.O.Box 811068 San Diego, CA 92138-1106 (858) 538-0935
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Letter D

VIEJAS
Alpine, CA 91903

#1 Viejas Grade Road
TRIBAL GOVERNMENT Alpine, CA 91901

D-1

D-2

D-3

Phone: 6194453810
Fax: 6194455337

VIgjas.com

May 31, 2018

Courtney Holowach

Environmental Planner

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

San Diego, CA 92101

RE: Morena Apartment Homes Project

Dear Ms. HHolowach,

The Viejas Band of Kumeyaay Indians (“Viejas") has reviewed the proposed project and
at this time we have determined that the project site has cultural significance or ties to
Viejas.

Vigjas Band request that a Kumeyaay Cuitural Monitor be on site for ground disturbing
activities to inform us of any new developments such as inadvertent discovery of
cultural artifacts, cremation sites, or human remains.

Please call me at 613-659-2312 or Ernest Pingleton at 619-659-2314 or email,
rteran@viejas-nsn.gov or epingleton@viejas-nsn.gov , for scheduling. Thank you.

[ —

Ray Teran, Resource Management
VIEJAS BAND OF KUMEYAAY INDIANE

Sincerely,

D-1

D-2

D-3

For a discussion on anticipated cultural resource impacts, see
Section 4.4 of the EIR. For a discussion on anticipated tribal cultural
resource impacts, see Section 4.5 of the EIR.

As discussed in Section 4.4.4(b) and 4.5.4 of the EIR, the project area
is located within an area identified as sensitive on the City of San
Diego Historical Resources Sensitivity Maps. As such, archaeological
and Native American monitoring during grading activities is a
mitigation measure identified in the EIR.

Comment noted.
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E-1

Letter E
From: George Henderson <george.henderson@gmail.com=>
Sent: Thursday, June 14, 2018 4:06 PM
To: DSD EAS
Subject: Morena Apartment Homes Project# 626167

Courtney Holowach

Environmental Planner.

City of San Diego Development Services Center
1222 First Avenue, M5 501

5an Diego, CA 92101

Good Afternoon.

Last year you published a “Notice of Preparation of n Environmental Impact Report” for the referenced project. On July
17, 2017 | submitted a letter of written comments.

I now believe that the developer has adequately addressed the both issues which were raised in that letter. | withdraw
those objections.

Sincerely,

George Henderson

3151 Driscoll Drive
San Diego, CA 92117

E-1

Comment noted.
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F-1

Letter F
From: mtsos@sbeglobal.net
Sent: Thursday, May 24, 2018 3.07 PM
To: DSD EAS
Subject: Morena Apartment Homes Project No. 526167
Have any of you in the Planning/Development Services Dept driven on Morena Blvd? West Morena and F-1

Morena meet at the location in question. That stretch of Morena Blvd is at a standstill most days. This
project will create more gridlock, as it's a two lane road that has a very active gas station on the two
corners. 150 apts with 2 autos each is an extra 300 to 600 cars added to the gridlock each day.

Thanks for listening,

Maria Trapasso
Clairemont resident

A Transportation Impact Analysis was conducted for the project, the
results of which are discussed in Section 4.6 of the EIR. The Traffic
Impact Analysis assessed six intersections and seven roadway
segments, all of which could be potentially impacted by the project.

As discussed in Section 4.6.4.2 of the EIR, impacts to the six study
area intersections are expected to be less than significant under the
Existing Plus Project, Near-Term Plus Project, and Year 2035 Plus
Project scenarios.

As discussed in Section 4.6.4.2 of the EIR, the project would result in
significant impacts to two roadway segments: Morena Boulevard,
from Frankfort Street to Knoxville Street, and Morena Boulevard,
from Knoxuville Street to Tecolote Road. The EIR identified mitigation
which would require installation of an adaptive signal control
system at three intersections along West Morena Boulevard, which
would reduce the significant impact to these roadway segments to a
less than significant level.
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Final Environmental Impact Report
for the

Morena Apartment Homes Project
San Diego, California

Project No. 526167

SCH #2017061040

August 21, 2018



Table of Contents

TABLE OF CONTENTS

List of Abbreviated TErms .......iiiiiiiiiiinneiiinnieeiieneesiesssnsessssssssssssssssssssssses v
EXE@CULIVE SUMMIAKY ..cciiiiiiiiiiiiieeiinninneiiesssnnetissssssssssssssssssesssssssssssssssssssesssssssses S-1
IS O DN 12 X 11 Tt [0 Yo TR 11
1.1 EIR Purpose and INntenNded USES........o.cceeririeirenienieiniesieteesie ettt sbe e 1-2
1.2 EIR LEZal AUTNOTILY .coviiviieiririiietresieieesie ettt sre bbb e e sbesse e snesaensenasnens 1-2
1.3 EIR Scope and Content and FOIMAt...ccveiiiirieeninieiseseieesesseseesesresseseeessessessssessessesees 1-3
1.4 EIR PrOCESS ..ttt st st b e s b s e e sresbene 1-6
2.0 Environmental SEtting......ccccoveeeiiiiiiiiiiiirrrnneeniiiiienisissssnsestissssssssssssssssssssens 2-1
2.1 REZIONAI SEELING ..ttt ettt ettt st e e ebe 2-1
2.2 ProjECE LOCATION ..ottt sttt sttt r e b st e s e s b e sneenens 2-1
23 PhySIiCal ENVIFONMENT .c.eouiiiiiieiiesiectsesieteese sttt ee s b e sbe b e e e sbessessenassensenessens 2-5
24 PUDIIC UTITIES .ttt ettt ettt be e 2-11
2.5 PIANNTING CONEXE ...ttt ettt sttt se et sbe s et enes 2-12
S 0 TN o o [=Tof off DTl g 1o 1 1 Lo Y o 3-1
3.1 Project Background and Planning CONEXT......cceveeiruerirerenienieereseeeeeseeseeeeie e 3-1
3.2 ProJECt ODJECLIVES ..cviiiieeeieriee ettt ettt sttt sttt ettt ebe et e b 3-1
3.3 ProjeCt CharaCteriSTiCS. uuiiiiirieiririeieisesieteese ettt ee st sbe st sesbesbe e e e sbessessesessensensssens 3-2
3.4 DiSCretioNary ACTIONS.....oocii ittt st sttt sbe e st st be s besatesatesaeesaeesas 3-19
3.5 Federal/State CONSUIAtION ....coivieieiriieeereee ettt 3-21
3.6 History of Project ChanEEs .......cocveririeiiinenietestesteteesie ettt sttt 3-21
4.0 Environmental ANalysis......ccccovveeeeiiiiiiiiiiinnnnnneeiiiiiccssssssssnnssssessssssssssssssans 4-1
4.1 LANA USE.eiiiteetetetee ettt ettt sttt b ettt b e bbb e 4.1-1
4.2 INOISE ..ttt ettt sttt a ettt r et r e n e r e 4.2-1
4.3 PaleontologiCal RESOUICES .......cveireririeieesteretees e ss e b b s sbasse s eneens 4.3-1
4.4 CUITUIAI RESOUITES ...ttt sttt sttt st st b e s et 4.4-1
4.5 TriDal CUltUral RESOUICES ....couiviiieiirierieieeresese sttt ettt st 4.5-1
4.6 Traffic CIrCUIGTION ottt 4.6-1
4.7 Visual Effects and Neighborhood Character ........cceevvinienienensenineeeeseseesesens 4.7-1
4.8 Health and Safety/Hazardous MaterialS ..o 4.8-1
4.9 HYAFOIOZY vttt ettt ettt b sttt be e e et be st e e sbe e 4.9-1
410 Water QUANLY covviieeeiririeeseset ettt ettt st sa e sbe e s se s b sbesassasbessesaesessensenasnens 4.10-1
417 GeO0lOogY ANd SOIIS..cuiiiiiiiiieniirirtet sttt st st e sb e s se et besbesreesnenean 4111
412 PUDIIC SEIVICES ..ottt sttt se e ene s 4.12-1
o T U |1 =S R PRSTUR 4.13-1
A4 AN QUATIEY ettt sttt ettt sttt st b et b st e e e e b e b e e ene b 4141
4.15  Greenhouse Gas EMISSIONS ....cccveuirerieerisierinieieninieresieseseetesesiesesee e sae st sbe s e sessenenees 4.15-1

Morena Apartment Homes Project EIR
i



Table of Contents

5.0 Significant Unavoidable Environmental Effects/Irreversible Changes . 5-1
6.0 Growth Inducement...........iiiiiieiiiiinineiiiiinineiinineeeiecnseessssssssesssssanns 6-1
7.0 Cumulative IMPACES........ccoiiiiiiiivreniiiiiiiiinineeentenneessssssssesssesssssssssssssnnns 7-1
8.0 Effects Found Not to be Significant..........ccccoovvveiiiiiiviiiiiiiveniiniicseriicsnnes 8-1
9.0 Project Alternatives......ccceeeeeiiiiiiiininnnnnnneeniiiiecssssssssnnsssssssssssssssssssssssssens 9-1
9.1 Alternatives Considered but Rejected........coovevrerinieininenereeeeeeereeeeee e 9-4
9.2 No Project (No Development) AItErNatiVe .......ccucceviviiieneneniceneietseseseee e snes 9-5
9.3 CUITENt Plan ALEINATIVE. ....coi ettt sttt sttt 9-12
94 Relocated Community Open Space AltErNatiVe .........coeeeeererierinereneerereeee e 9-18
9.5 Environmentally Superior AIterNative ........oovvecererenieineneeeeeteesee e 9-23
10.0 Mitigation Monitoring and Reporting Program...........ccccceeevevcunnneennnnceens 10-1
11.0 References Cited .........covivveeiiiiiiveiiiiiiireeiicinneeteccssneeesssssssesssssssssssssnes 11-1
12.0 Individuals and Agencies Consulted ............ccccoovvvuueerriiiiiiiiiiissvnneeneneeenns 121
LI 2 T =T & ) T of= 1 e T RN 13-1
FIGURES
2-1: REZIONAI LOCATION ..ttt sttt sttt sttt et s b s b e s e e st e s s e e esesbessesassessensesassessens 2-2
2-2: Project LOCation 0N USGS MaP ...cceeeerieriirineeiesiesiesie ettt sttt s s sst st ssesre b s ae s snesnesmeenes 2-3
2-3: Project Location on Aerial PROtOZrap...cocv ettt 2-4
2-4; EXISTING LANG USES ...uiiiiiiiiiiiiiiinieistisieteese et e stessesaesessessesaesassassessssessessessesessessessesessessensesessensenees 2-6
2-5: EXIStING ProjeCt FIONTAEE c..eeueeieieierieeitctetese ettt sttt st sttt sttt e st s b sae e s ebesbesaeens 2-7
2-6:  Slope Below TONOPAN AVENUE .....oouiiiireiieie ettt sttt sttt et be e 2-8
2-7: SUITOUNAING LANG USES ...ttt ettt ettt sttt st s b et sbe e enes 2-9
3-1: Proposed Site and Grading Plan........ccviiririiiniiernineseesesesesessessessssessessesessessessesessessessesessens 3-4
3-2: ArChiteCtural Sit@ Plan ..cciouciiirieieicesieteeeertet ettt sttt ettt st et sbe e a s b s b b sasbesbensens 3-5
3-33:  Project EIevations — APartmMENtS.. ...ttt ettt sttt sttt be s 3-6
3-3b:  Project Elevations — CIUBDNOUSE.......ccciiiiitccccee et s s sbesae e 3-7
3-3c: Project Elevations — ClUBDNOUSE ..ottt e s s e sre b 3-8
3-4a;  OVverall LandSCape Plan......o ittt ssessessesassessessessssessessessssessensesasseses 3-10
3-4b:  Landscape ConCept ENlargemENTS.....ccoviiiiririeietrestete sttt sttt 3-11
3-4c: Landscape ConCept ENlargemENTS. ..ottt 3-12
3-5: Wall and FENCE DESIEN ....iiiriiiririinieisisiesieesiestesteesrestessessesseseesassessessesessessesessessensessesessensesessenns 3-13
3-6: SErEET IMPIOVEMENTES ..ottt sttt sttt s e st e s e e saeesmeesmeesmeesreenneennes 3-15
3-7: SIEE SECLIONS ..ttt st sttt b e s b s bt et e b e s bt s bt s st e e e b e sbe s b e sae e s enenee 3-17
4.1-1: GeNeral Plan Land USE ... ottt sttt ettt sttt s naes 4.1-3
4.1-2:  General Plan Village PropeNSITY ... iiiiiirinieieenesieeeesessesesessessesessessessesessessessesessessessesesses 4.1-4
4.1-3  Adopted Community PIan Land USES .......cceveriiriiirinienieinenieteesesietse s ssessssessesseseenes 4.1-7
4.1-4:  PrOjJECT BASE ZONES ...uiiiireeeeiesiesieeite ettt sttt st sttt st b bt st e st e b s b e s st e ae st e besbe et enaesbesresneens 4.1-11
4.1-5: FULUIre NOISE LEVEI CONTOUIS...ciuiiieieiieteietetetetetete ettt ettt be et sa et sne e 4.1-20
4.1-6: Future Noise Level and Barrier LOCAtiON ......oeevereeririeninieerieieenieiceereesiesesee s ns 4.1-21

Morena Apartment Homes Project EIR
i



Table of Contents

FIGURES (cont.)
4.6-1:  Existing ROaAwWay CONAITIONS .....cvveiiiririiiiinienieieesiestestsesiessesesesresseessessessesessessessesessessessesesses 4.6-2
4.6-2: EXISING TraffiC VOIUMES ..ottt sttt sttt 4.6-5
4.6-3:  Existing Plus Project Traffic VOIUMES .....coouiiiriiieie ettt 4.6-13
4.6-4: Near-Term Opening Day 2021 Traffic VOIUMES......cccviveiriiniineesirieieesesiesesesesseseesessessesees 4.6-16
4.6-5: Near-Term Opening Day 2021 Plus Project Traffic VOIUMES ......ccccvevveriviivinienirininieeeenen 4.6-17
4.6-6: Year 2035 without Project Traffic VOIUMES ..ot 4.6-21
4.6-7 Year 2035 Plus Project Traffic VOIUMES ..ottt 4.6-22
A.7-1: KEY VIBWS ..ttt ettt ettt ettt ettt st e s e st e st e s bt e s st e sbe e s bt e be e be e be e be e beeabeenbeenbesnsesnsesasesnes 4.7-3
4.7-2  VIEeWPOINT LOCATIONS ..ovvirieriieierieriesitetesteste sttt st sttt s e sbe st et esbesbesaeeseessessesaesnesnsessessessens 4.7-11
4.7-3a: Viewpoint 1: Existing Condition - Southwest view towards Mission Bay on

IMOTENCT STFEET ..ttt a e bbbt saesne s 4.7-12
4.7-3b Viewpoint 1: Proposed Condition View -Southwest view towards Mission Bay on

IMIOTENCT STFEET ...ttt ettt ettt st ettt s b et et e b e sbeene et esbesbesbeennensesens 4.7-13
4.7-4a: Viewpoint 2: Existing Condition - Looking southwest from Morena Boulevard ................. 4.7-16
4.7-4b: Viewpoint 2: Proposed Condition -Looking southwest from Morena Boulevard............... 4.7-17
4.7-5a: Viewpoint 3: Existing Condition - Looking northwest from Morena Boulevard.................. 4.7-18
4.7-5b: Viewpoint 3: Proposed Condition -Looking northwest from Morena Boulevard ............... 4.7-19
4.7-6a: Viewpoint 4; Existing Condition - Looking southwest along Frankfort Street........c.cccueueu... 4.7-21
4.7-6b: Viewpoint 4: Proposed Condition - Looking southwest along Frankfort Street................. 4.7-22
4.7-7a: Project Rendering — Frankfort STrET ..ottt 4.7-23
4.7-2b: Project Rendering — FrankfOrt STrEeT ..ottt 4.7-24
4.9-1:  EXisting Drainage CONAITIONS .....cccvveeririirieesisieieesesieseeesessesessessessesessessessesessessessesessessessesesses 4.9-2
4.9-2: 100-YEar FIOOAPIAIN....ciciiiiiiririirieiriesietetse ettt sbe e sse st sbe st sbesbessesaesesbessesassessensenessessen 4.9-3
4.9-3: Post Construction Drainage CoNAItiONS ....c.cccceirerirerinierieeneneetee ettt seenes 4.9-6
4.10-1: Project Site Drainage ManagemMeENnT AF€aS ......cccecererererieereseseseeseeseesresseeeessessessessessessessens 4.10-7
4.10-2: Project Permanent BIMPS...... et s 4.10-8
9-1:  Current Plan Alternative Sit€ Plan ... 9-14
9-2: Relocated Community Open Space Alternative Site Plan .......ccccovvevvinenennineneinenieneeennes 9-20
TABLES
S-1:  Summary of Significant Environmental Analysis RESUILS ......cceoerirerireneneneenereeeeneseeeeine S-6
3-1: Project DevelopmeNnt SUMIMAIY .....iiivinireeniseneeesiessesesessessesessessessesessessessesessessessesessessessesens 3-3
3-2: Project Design Open SPAaCe SUMMIAIY ....ocveeeieriererenieieniesieseeseessessessessesnsessessessesssessessessessesnsenes 3-3
3-3: PArKiNG SUMIMAIY ..couiiiiieiierieietet ettt ettt ettt b e sttt ebe st e st et e b s b et entebesbe st et sbesbenbeneas 3-9
4.1-1:  Summary of Project Consistency with Applicable Land Use Plans

GOAIS AN ODJECLIVES c.vevveeectiieteiriee sttt sttt st sbe st e s ssaebesresaesessene 4.1-23
4.2-1. Federal Transit Administration Construction Vibration Impact Criteria for Building

DAMAEE ..ttt ettt sttt b e st b e e bttt e b s h e bt et R e b b e e b e resreeneeneeneen 4.2-2
4.2-2: Federal Transit Administration Ground-Borne Vibration Impact Criteria for General ................

ASSESSIMENT...cviiiiiiiitii e s 4.2-3
4.2-3: SOUNGA LEVEI LIMILS ittt ettt ettt et sb e st sbe st a e s b b s nesbesbeneenis 4.2-4
4.2-4: Traffic Noise Significance Thresholds ...t 4.2-5
4.2-5: Measured Noise Levels of Common Construction EQUIPMENt......cccceeveveveienienereeeneneeenenns 4.2-6
4.2-6: Traffic NOISE LEVEIS.....c.ciiiiiiiiiiii s 4.2-7

Morena Apartment Homes Project EIR
iii



Table of Contents

TABLES (cont.)
4.6-1: EXisting INtersection OPErationNsS .....c.ceeeveererirenieiesieneneseestesiesseseeeessessessessesssessessessesssensenses 4.6-4
4.6-2: Existing Street Segment OPeratioNs .....c.ccecvvirereerierenesieseeseestesre st eee e st ssee e e s b e seeees 4.6-6
4.6-3:  Significance ThreSNOIAS ...ttt 4.6-10
4.6-4: Existing Plus Project INtersection OPerationS......ccceiiveervenenieresieniessesesessessesesessessessssessenees 4.6-14
4.6-5: Existing Plus Project Street Segment Operations........cocvevevererierineneneenenesensesesessenseessenses 4.6-15
4.6-6: Near-Term Intersection OPEratioNS........ceceveriririeereneseeeerese sttt s sre s eeeens 4.6-18
4.6-7: Near-Term Street Segment OPeratioNS.......coveviiierenenineeene e eeeens 4.6-19
4.6-8: Community Plan Roadway ClassifiCation ........ccccvivereriniinennininessesesseeeessessesessessesseseenes 4.6-20
4.6-9: Year 2035 INtersection OPErations .......coeevereererireereenieneseeeesiese e sseeeessessessesssessessessesnesnees 4.6-23
4.6-10: Year 2035 Street Segment OPeratioNs .......ccceverereerereneeeeeesie sttt seesee e sreemeeneas 4.6-24
4.14-1: Summary of Air Quality Measurements Recorded at the San Diego—

Beardsley Street MONItoring STatiON ...c.cvcvieiviriererinieeese s essessesaesesnes 4.14-2
4.14-2: Ambient Air QUAlILY StaNards ........coevivirinierneeeee ettt s 4.14-6
4.14-3: Air Quality Impact SCreeniNg LEVEIS ..ottt 4.14-9
4.14-4;: Summary of Worst-Case CoNStruction EMISSIONS........ccvvrvererieninerenienenseesessesseesessessenens 4.14-12
4.14-5: Summary of Project Operational EMISSIONS .......cccceeevirinerenenienieninenenieneessensesessessessessssens 4.14-12
4.15-1: Global Warming Potentials and Atmospheric LIfetimes ..o 4.15-2
4.15-2; California GHG Emissions by Sector in 1990, 2010, and 20T4.......cccecvveverrevenrenereeresenrennenes 4.15-3
4.15-3: City of San Diego GHG EMIsSions iN 20710 ....ccccveireeererieeneneeriereniseeeseesesesieseseeseseeseseseeneseene 4.15-4
9-1:  Comparison of Project and Alternatives Impacts SUMMAIY......cccoerevrrenenieninenenenieeseneeneenens 9-3
10-1:  Mitigation Monitoring and RepPOrting Program ......cocceeeererererenieinenieseeeeiesee e seeseesennens 10-18

APPENDIXES (bound under separate cover)

monNnwx

Notice of Preparation and Comments
Assessment of Environmental Noise

Potential Historical Resource Review
Transportation Impact Analysis

Phase | Environmental Site Assessment
Drainage Report

Draft CLOMR-F

Storm Water Quality Technical Report
Geotechnical Study

Geotechnical Study Addendum dated 06/23/17
Geotechnical Study Addendum dated 08/28/17
Sewer Report

Waste Management Plan

CAP Consistency Checklist

Air Quality Analysis

Morena Apartment Homes Project EIR
iv



List of Abbreviated Terms

List of Abbreviated Terms

°F degrees Fahrenheit

Hg/m3 micrograms per cubic meter

AAQS Ambient Air Quality Standards

AB Assembly Bill

ACC Advanced Clean Cars

ACM asbestos-containing materials

ADD Assistant Deputy Director

ADT average daily traffic

AFY acre-feet per year

AlA Airport Influence Area

ALUC Airport Land Use Commission

ALUCP Airport Land Use Compatibility Plan

AMSL above mean sea level

AQIP Air Quality Improvement Program

BAU business as usual

BI Building Inspector

BMP best management practice

C&D Construction and Demolition

CAA Clean Air Act

CAAQS California Ambient Air Quality Standards
CAFE Corporate Average Fuel Economy

CAL FIRE California Department of Forestry and Fire
CalEEMod California Emissions Estimator Model
CALGreen California Green Building Standards Code
Caltrans California Department of Transportation
Cal-OSHA California Occupational Safety and Health Administration
CAP Climate Action Plan

CAPCOA California Air Pollution Control Officers Association
CARB California Air Resources Board

CBC California Building Code

CEC California Energy Commission

CEQA California Environmental Quality Act
CERCLA Comprehensive Environmental Response, Compensation, and Liability Act
CFC California Fire Code

CFR Code of Federal Regulations

Morena Apartment Homes Project EIR
v



List of Abbreviated Terms

cfs
CHRIS
CH4
City
CLOMR-F
CLUP
™M
CMCP
CNEL
Cco
CO;
CRHR
CSVR
CTC
CWA
dB
dB(A)
DIF
DPM
EAS
EIR
EMS
EO
EPA
ESA
ESD
ESL
FAA
FEMA
FIRM
FTA
GHG
GPA
GWP
gdp
HCM
HERS
HRG
I-5
ITE
ITS
LCFS
LCP

Cubic feet per second

California Historic Resources Information System
Methane

City of San Diego

Conditional Letter of Map Revision based on Fill
Comprehensive Land Use Plan
Construction Manager

Clairemont Mesa Community Plan
Community Noise Equivalent Level
Carbon monoxide

Carbon dioxide

California Register of Historic Resources
Consultant Site Visit Record

California Transportation Commission
Clean Water Act

decibel

A-weighted decibels

Development Impact Fees

diesel particulate matter
Environmental Analysis Section
Environmental Impact Report
Emergency Medical Services
Executive Order

U.S. Environmental Protection Agency
Environmental Site Assessment
Environmental Services Department
Environmentally Sensitive Lands
Federal Aviation Administration
Federal Emergency Management Agency
Flood Insurance Rate Map

Federal Transit Administration
greenhouse gas

General Plan Amendment

global warming potential

gallons per day

Highway Capacity Manual

Home Efficiency Rating System
Historic Resources Guidelines
Interstate 5

Institute of Transportation Engineers
Intelligent Transportation Systems
Low Carbon Fuel Standard

Local Coastal Plan

Morena Apartment Homes Project EIR
Vi



List of Abbreviated Terms

LDC
LDM
LED

Leq

LEV 1l
LID
LOMR
LOS
LOSSAN
LRT
LvVCP
MBAP
MHPA
MMC
MMRP
MMT CO,E
mpg
mph
MPO
MSCP
MS4
MT CO,E
MTS
MWD
Nzo
NAAQS
NAHC
NFIP
NO,
NOP
NOy
NPDES
NRHP
OEHHA
OSHA
Pb

PDP

Pl

PIRD
PMio
PMzs
PME

ppm

Land Development Code

Land Development Manual

Light-emitting device

Average sound level

Low Emission Vehicle 11l

Low Impact Development

Letter of Map Revision

Level of Service

Los Angeles-San Diego-San Luis Obispo

light rail transit

Linda Vista Community Plan

Morena Boulevard Station Area Planning Study
Multi-Habitat Planning Area

Mitigation Monitoring Coordination

Mitigation Monitoring and Reporting Program
million metric tons of CO, equivalent

miles per gallon

miles per hour

Metropolitan Planning Organization

Multiple Species Conservation Program
Municipal Separate Storm Sewer System

metric tons of CO, equivalent

Metropolitan Transit System

Metropolitan Water District of Southern California
Nitrous oxide

National Ambient Air Quality Standards

Native American Heritage Commission

National Flood Insurance Program

nitrogen dioxide

Notice of Preparation

oxides of nitrogen

National Pollutant Discharge Elimination System
National Register of Historic Places

Office of Environmental Health Hazard Assessment
Occupational Safety and Health Administration
lead

Planned Development Permit

Principal Investigator

Planned Infill Residential Development
particulate matter less than 10 microns in diameter
particulate matter less than 2.5 microns in diameter
Paleontological Monitoring Exhibit

parts per million

Morena Apartment Homes Project EIR
Vi



List of Abbreviated Terms

PRC
Project
PUD
RAQS
RCP

RE
Regional Plan
ROG
RPS
RTP

RV
RWQCB
SANDAG
SARA
SB

SCH
SCS
SDAB
SDAPCD
SDCRAA
SDCWA
SDFD
SDG&E
SDIA
SDMC
SDPD
SDP
SDUSD
SFHA
SHPO
SIP

SO,
SoCalGas
SOx
STC
SWQMP
SWRCB
TAC
TCM
TDM
TIA
TMDL
TPA

Public Resources Code

Morena Apartment Homes

Public Utilities Department

Regional Air Quality Strategy

Regional Comprehensive Plan
Resident Engineer

San Diego Forward: The Regional Plan
Reactive organic gas

Renewable Portfolio Standard
Regional Transportation Plan
recreational vehicle

Regional Water Quality Control Board
San Diego Association of Governments
Superfund Amendments and Reauthorization Act
Senate Bill

State Clearinghouse

Sustainable Communities Strategy
San Diego Air Basin

San Diego Air Pollution Control District
San Diego County Regional Airport Authority
San Diego County Water Authority

San Diego Fire Department

San Diego Gas & Electric

San Diego International Airport

San Diego Municipal Code

San Diego Police Department

Site Development Plan

San Diego Unified School District
Special Flood Hazard Area

State Historic Preservation Office
State Implementation Plan

sulfur dioxide

Southern California Gas Company
Sulfur oxides

sound transmission class

Storm Water Quality Management Plan
State Water Resources Control Board
toxic air contaminants
transportation control measures
Transportation Demand Management
Transportation Impact Analysis

total maximum daily load

Transit Priority Area

Morena Apartment Homes Project EIR
viii



List of Abbreviated Terms

TWLTL
uD
UTC
U.S.C.
e
VdB
VHFHSZ
VOC
VTM
WMP
WQIP

two-way left-turn lane

Urban Design

University Town Center

United States Code

volume to capacity

vibration level in decibels

very high fire hazard severity zone
volatile organic compounds
Vesting tentative map

Waste Management Plan

Water Quality Improvement Plan

Morena Apartment Homes Project EIR

IX



S.0 Executive Summary

Executive Summary

S.1  Project Synopsis

This summary provides a brief synopsis of: (1) the Morena Apartment Homes Project, (2) the results
of the environmental analysis contained within this Environmental Impact Report (EIR), (3) the
alternatives to the project that were considered, and (4) the major areas of controversy and issues
to be resolved by decision makers. This summary does not contain the extensive background and
analysis found in the document. Therefore, the reader should review the entire document to fully
understand the project and its environmental consequences.

S.1.1 Project Location and Setting

The project is located in the southwestern portion of the Clairemont Mesa Community Plan (CMCP)
area, just east of Mission Bay Park and Interstate 5 (I-5) and approximately 5 miles north of
Downtown San Diego. The 6.21-acre project site consists of two parcels, and is located at the
northeast corner of the West Morena Boulevard/Morena Boulevard intersection, east of I-5 and
north of Tecolote Road. The site contains a 90-unit recreational vehicle (RV) park. The RV park is
accessed from two driveways, one from Morena Boulevard and one from Frankfort Street.

S.1.2 Project Description

S.1.2.1 Development Summary

The project includes removal of the existing Coastal Trailer Villa RV park and construction of
150 multi-family residences (apartments) with on-site amenities that would be available to rent. The
apartments would be developed at a density of 26.3 dwelling units per acre and would be
accommodated in nine, three-story buildings surrounded by a landscape perimeter and private and
common open space areas for residents. Building heights would be within allowable height limits
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(30 feet). The site would contain private on-site recreational amenities including a clubhouse, fitness
center, and a pool.

Parking would be provided on-site, and would include 267 vehicle spaces including 1 accessible
space, 70 bicycle parking spaces, and 16 motorcycle spaces. Vehicle access to the project site would
be from a driveway on Frankfort Street, at the same location as the existing Frankfort Street access
driveway. A right-in/right-out only driveway would also provide site access from Morena Boulevard,
in the same location as the existing northernmost driveway. The main pedestrian access point
would be at the corner of Morena Boulevard and Frankfort Street. Internal walkways would be
provided throughout the project site, providing access to on-site amenities and providing pedestrian
connections to the surrounding roadways. Utility infrastructure for water, wastewater, storm drain,
and utility service would be provided within the site, connecting to existing lines under Morena
Boulevard and Frankfort Street.

S.1.2.2 Discretionary Actions

The project would require: a General Plan Amendment to amend the Land Use and Street System
Map to identify the site as entirely Residential; a Community Plan Amendment to amend the CMCP
to remove the mobile home park overlay and apply a medium density residential (15 to 30 dwelling
units per acre) designation to the project site; a rezone to change the existing zoning of CC-4-2 and
RS-1-7 to a residential-multiple unit (RM-2-5) zone; a Land Development Code and Local Coastal
Program Amendment for removal of the Mobile Home Park Overlay Zone; a Planned Development
Permit to allow proposed deviations from applicable zone regulations; a Site Development Permit
due to the presence of Environmentally Sensitive Lands within the site; and a Vesting Tentative Map
to create a 150 condominium map. Individual units would be offered for rent, not for individual sale.

S.1.3 Project Objectives

In accordance with CEQA Guidelines Section 15124, the following primary objectives support the
purpose of the project, assist the lead agency in developing a reasonable range of alternatives to be
evaluated in this report, and ultimately aid decision-makers in preparing findings and overriding
considerations, if necessary. The specific objectives for the project are:

e Provide housing to accommodate increasing growth in the region.
e Enhance the visual character of the site as viewed from Morena Boulevard.
e Provide development that is consistent with the City of Villages and Smart Growth principles.

e Develop the site consistent with the scale and character of development in the surrounding
area and the CMCP area.
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S.2 Summary of Significant Effects and Mitigation
Measures that Reduce or Avoid the
Significant Effects

Table S-1 summarizes the significant impacts identified through the environmental analysis
completed for the project. Table S-1 also identifies the mitigation measures that would reduce
and/or avoid the environmental effects as feasible, with a conclusion as to whether the impact
would be mitigated to below a level of significance or if impacts would remain significant and
unavoidable. Further discussion of potential and anticipated environmental impacts is detailed in
Chapter 4.0.

S.3 Areas of Controversy

As discussed throughout the EIR, the significant impacts associated with environmental resources
would be mitigated to less than significant levels, and no significant areas of controversy associated
with environmental resource impacts have been identified.

However, one area of controversy is the requirement for a Community Plan Amendment to allow for
higher residential densities than currently allowed under the existing CMCP. Although it is
anticipated that higher density land uses would ultimately be approved as part of a comprehensive
CMCP update, this project proposes a stand-alone Community Plan Amendment to allow higher
density residential development in advance of the CMCP update. Other commenters have raised
concerns about the compatibility of the project and proposed densities with community character.

S.4 Issues to be Resolved by the Decision-Making
Body

The issues to be resolved by the decision-making body (in this case the City Council) are whether:
(1) the significant impacts associated with land use, noise, paleontological resources, cultural
resources, traffic,c and tribal cultural resources would be fully mitigated to below a level of
significance, (2) to approve a proposed alternative instead of the project, and (3) how to reduce
significant and unavoidable environmental impacts to the maximum extent feasible while achieving
project objectives, through adoption of mitigation measures and/or a project alternative identified in
this EIR.

S.5 Project Alternatives

The California Environmental Quality Act (CEQA) Guidelines Section 15126.6 requires that an EIR
compare the effects of a “reasonable range of alternatives” to the effects of a project. The
alternatives selected for comparison should be those that would attain most of the basic project
objectives and avoid or substantially lessen one or more significant effects of the project. The “range
of alternatives” is governed by the “rule of reason,” which requires the EIR to set forth only those
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alternatives necessary to permit an informed and reasoned choice by the lead agency and to foster
meaningful public participation (CEQA Guidelines Section 15126.6[f]). CEQA generally defines
“feasible” to mean an alternative that is capable of being accomplished in a successful manner
within a reasonable period of time while also taking into account economic, environmental, social,
technological, and legal factors. In developing the alternatives to be addressed in this section,
consideration was given to their ability to meet the basic objectives of the project and eliminate or
substantially reduce significant environmental impacts. Three alternatives were identified for the
project that would provide a reasonable range of alternative that would achieve this goal, which
includes:

e Alternative 1: No Project (No Development) Alternative: This alternative is the circumstance
under which no development would occur and the project site would remain as its existing
use.

e Alternative 2: Current Plan Alternative: Because the project requires a Community Plan
Amendment and Rezone, this alternative is the circumstance under which the project site
would be developed consistent with the existing Community Plan and Zoning designations.

e Alternative 3: Relocated Community Open Space Alternative: This alternative is the scenario
under which the project redesigns the interior layout of its component parts, placing the
pool and community open space at the entrance of the project.

S.5.1 No Project (No Development) Alternative

The No Project (No Development) Alternative would maintain the site as its current use as a RV park
and would maintain the other existing structures and uses on the project site including two
duplexes, two single-family residences, and outdoor storage of trucks and RVs. Implementation of
this alternative would not meet any of the project objectives, as no development, and thus no
change to the project site, would occur. This alternative would result in impact levels that would be
less than those anticipated for the project in regards to noise, paleontological resources, cultural
resources, tribal cultural resources, traffic and circulation, health and safety/hazardous materials, air
quality, and greenhouse gas emissions. Impacts associated with visual effects and neighborhood
character, hydrology, and water quality would be greater under this alternative as compared to the
project. Impacts associated with land use, geology and soils, public services, and utilities would be
the same under this alternative as compared to the project. Should the No Project (No
Development) Alternative be implemented, the project's potentially significant impacts associated
with cultural resources, noise, tribal cultural resources, and paleontological resources would not
occur. While adoption of the No Project (No Development) Alternative would maintain the existing
condition of the site, impacts associated with Noise Element compatibility (land use) and
Neighborhood Character would be greater than the project.

S.5.2 Current Plan Alternative

The Current Plan Alternative is the circumstance under which the project site would be developed
consistent with the existing General Plan and Zoning designations. The Current Plan Alternative
would construct a total of 24 single-family lots, and an additional 17,500 square feet of commercial
and 15 multi-family apartments would be constructed within two 2-story buildings. This alternative
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would also include internal streets and parking to accommodate the residential and commercial
uses. Implementation of the Current Plan Alternative would meet the project objectives, in that the
Current Plan Alternative would result in the construction of housing to accommodate growth within
the region, although housing would be provided to a lesser extent (111 fewer units).

Impacts associated with traffic and circulation, air quality, and greenhouse gas emissions would be
greater under this alternative as compared to the project. Impacts associated with land use, noise,
paleontological resources, cultural resources, tribal cultural resources, visual effects and
neighborhood character, health and safety/hazardous materials, hydrology, water quality, geology
and soils, public services, and utilities would be the same under this alternative as compared to the
project.

This alternative would increase the number of average daily traffic (ADT) due to the commercial
component, resulting in incrementally greater impacts to traffic, air quality, and greenhouse gas
emissions when compared to the project. This alternative would not meet the project objectives
focused on providing adequate housing to accommodate increasing growth in the region, and
providing transit supportive development and connections to transit along the Morena Boulevard
corridor to the same degree as the project.

S.5.3 Relocated Community Open Space Alternative

The Relocated Community Open Space Alternative would be similar to the project with the same
number of multi-family residential units on the project site (150 units); however, the buildings would
be oriented with the three-story multi-family structures and tuck under garages adjacent to Morena
Boulevard and the community open space and pool areas located internal to the project site, closer
to Frankfort Street. All other project features would be the same as the project with similar main
access points, parking, landscaping, and open space. The Relocated Community Open Space
Alternative would meet all project objectives, although to a lesser extent than the project. The open
space was sited in its location under the proposed project at the request of community members to
reduce the scale of the project at the frontage and enhance the visual character and consistency
with the surrounding community. Thus, this alternative could reduce the visual compatibility of the
project in relation to the surrounding roadways and community. However, this alternative would
reduce impacts to land use (noise compatibility) due to the relocation of usable outdoor open space
internal to the project site where building attenuation would increase noise compatibility with these
outdoor uses. Based on the analysis conducted in Chapter 9, Alternatives, it has been determined
that the Relocated Open Space Alternative would be considered the Environmentally Superior
Alternative for its ability to reduce outdoor noise levels at the community open space.
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Table S-1

Summary of Significant Environmental Analysis Results

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation

Land Use
Would the project result in a conflict with | While the project requires a General Plan Amendment, Impacts would be less than significant. No mitigation is required. Less than
the environmental goals, objectives, or Community Plan Amendment, and Rezone to allow for Significant
recommendations of the development of 150 apartment homes, the proposed land
General/Community Plan in which it is use changes would not conflict with environmental goals,
located? objectives, or recommendations of the General Plan or

Clairemont Mesa Community Plan (CMCP), as discussed in

EIR Section 4.1.4.1 and Table 4.1-1. Impacts would be less

than significant.
Would the project require a deviation or | The project would require deviations from certain Impacts would be less than significant. No mitigation is required. Less than
variance, and would the deviation or development regulations including the Environmentally Significant
variance in turn result in a physical Sensitive Lands Regulations, retaining wall height and setback
impact on the environment? regulations and dimensions for outside assigned unit

storage. As detailed in Section 4.1.5.1, none of the proposed

deviations would result in a physical impact on the

environment. The deviation from the Environmentally

Sensitive Lands regulations would increase elevations of

those portions of the project site within the floodplain to

eliminate a Special Flood Hazard Area condition. Impacts

would be less than significant.
Would the project conflict with the The project site does not contain Multi-Habitat Planning Area | Impacts would be less than significant. No mitigation is required. Less than
provisions of the City's Multiple Species (MHPA) lands, nor is it directly adjacent to any MHPA lands. Significant
Conservation Program (MSCP) Subarea Furthermore, the site is entirely developed and no other
Plan or other approved local, regional, or | local, regional, or state conservation plan has identified the
state habitat conservation plan? project site for preservation. Therefore, the project would not

conflict with the City's MSCP Subarea Plan or any other

approved local, regional, or state habitat conservation plans.

Impacts would be less than significant.
Would the project physically divide an The project does not include any features that would have No impact would occur. No mitigation is required. No Impact

established community?

the potential to physically divide an established community.
No impact would occur.
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Table S-1

Summary of Significant Environmental Analysis Results

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation

Would the project result in land uses Implementation of the project would not result in Impacts would be less than significant. No mitigation is required. Less than
which are not compatible with an incompatible uses as defined in an airport land use plan or Significant
adopted airport Comprehensive Land be inconsistent with an Airport Land Use Compatibility Plan
Use Plan? (ALUCP). The project would be compatible with the San Diego

International Airport (SDIA) ALUCP. Impacts would be less

than significant.
Would the proposal result in the a. Noise Element LU-1: Interior Noise Less than
exposure of sensitivg receptors to The project would expose people to interior noise levels in Prior to issuance of a building permit, the project applicant shall provide evidence to the | Significant
current or future noise Igvels that would | excess of the 45 community noise equivalent level (CNEL) City to demonstrate that buildings will achieve a 45 CNEL interior noise level. Interior
exc'eed standards established in the standards established in the Noise Element of the General noise levels of the habitable residential spaces were calculated based on typical
Noise Element of the General Plan oran | pjan for interior noise levels, resulting in a significant impact | dimensions for similar projects of this type. The project could reach acceptable interior
adopted ALUCP? that would be mitigated through implementation of noise levels for all three zone based on use of the following window/door ratings:

mitigation measure LU-1. ¢ Zone A: Utilizing sound transmission class (STC) 40 glazing would result in interior

The project would be consistent with the Noise Element noise levels ranging from 41-45 CNEL.

requirements for outdoor use areas with the installation of e Zone B: Utilizing STC 35 glazing would result in interior noise levels ranging from

the 6-foot-high barrier around the recreation/pool area, 41-45 CNEL.

which is included as pgrt of the project d'e5|gr.1. Thus, impacts e Zone C: Utilizing STC 30 glazing would result in interior noise levels ranging from

related to outdoor noise would not conflict with the General 40-45 CNEL

Plan, and impacts would be less than significant. o . o

b. Ai ¢ Noise C tibilit e Remaining Facades: No requirement by code but STC 30 glazing is recommended

’ |rp9r .0|se .ompa fothity and would result in interior noise levels <45 CNEL.

Thz projijt |stout5|c|ite.of the SDIA AfLUCP ?OtCNEL conttour e STC 30 glazing would be required at the recreation building in order to meet

an WOL.I no re.su ) In €Xposure o peo.p .e. O current or California Green Building Standards Code (CALGreen) interior noise standards at

future airport noise in excess of compatibility standards. . )

) ) N non-residential spaces.

Impacts related to airport noise compatibility would be less

than significant.
Noise
Would the project result in or create a a. Construction Noise NOI-1: Construction Noise Less Than
significant increase in the existing Construction activities would temporarily increase ambient | Adherence to the following measures would reduce construction noise levels at adjacent | Significant

ambient noise levels which exceed the
City's adopted ordinances or thresholds?

noise levels in the project vicinity. Project construction would
potentially generate noise levels up to 78 A-weighted decibels
[dB(A)] at sensitive receptor locations surrounding the project
site, which would exceed the City's Municipal Code noise limit
of 75 dB(A). The highest noise levels would occur during the
site preparation and grading phases. Construction noise in
excess of the City's Municipal Code noise limit would be
considered a significant impact, and would be mitigated
through implementation of mitigation measure NOI-1.

properties to acceptable levels.

e Site preparation and grading phases should be scheduled to limit the number of
heavy construction machines operating simultaneously.

e Install a temporary construction noise barrier at the northern, southern, and
eastern property lines of the project site in order to reduce the noise impacts to
the residential uses. The barrier should block the line of sight from the noise
source to the receiver and have no holes or gaps. The minimum density should
be 2 pounds per square foot.

e Limit construction activity to the hours of 7:00 a.m. to 7:00 p.m.
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Table S-1

Summary of Significant Environmental Analysis Results

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation
b. Ground-borne Vibration e Schedule highest noise-generating activity and construction activity away from
Project construction is not expected to require the use of noise-sensitive land uses.
vibration producing equipment. Additionally, train activity e Equip internal combustion engine-driven equipment with original factory (or
associated with the Los Angeles-San Diego-San Luis Obispo equivalent) intake and exhaust mufflers which are maintained in good condition.
rail corridor would generate vibration levels below Federal e Prohibit and post signs prohibiting unnecessary idling of internal combustion
Transit Administration criteria. Thus, impacts related to engines.
ground-borne vibration would be less than significant. : : . . :
e Locate all stationary noise-generating equipment such as air compressors and
portable generators as far as practicable from noise-sensitive land uses.
e Utilize “quiet” air compressors and other stationary equipment where feasible
and available.
e Designate a noise disturbance coordinator who would respond to neighborhood
complaints about construction noise by determining the cause of the noise
complaints and require implementation of reasonable measures to correct the
problem. Conspicuously post a telephone number for the disturbance
coordinator at the construction site.
c. Operational Noise NOI-2: Mechanical Equipment Siting and Screening Less Than
The project would not result in operational noise impacts Prior to approval of building permits, the applicant shall demonstrate on building plans Significant
associated with traffic noise, as project traffic would result in | that the residential split-system condensing units (air conditioning units) are located a
a noise increase of 0.2 CNEL, which is below the significance minimum of 60 feet from the closest single-family residential property line or shall
threshold of a 3.0 CNEL increase in noise. Operational traffic | provide acoustical screening between the unit and the property line.
noise impacts would be less than significant.
Mechanical equipment, including split-system outdoor
condensing units (air conditioning units), would be a primary
stationary noise source associated with the project. As
detailed in the noise report (Appendix B), noise from
residential split-system condensing units could reach a power
level sound of 75 dB(A), thereby exceeding the nighttime
single-family residential property line limit of 40 dB(A),
resulting in a potentially significant impact, and would be
mitigated through implementation of mitigation measure
NOI-2.
Paleontological Resources
Would the project require over 1,000 The project would require grading (cut) at the higher PALEO-1: Paleontological Monitoring Less Than
cubic yards of excavation at a depth elevations of the site near Tonopah Avenue. The geology I Prior to Permit Issuance Significant
greater than 10 feet ina .high resgurce un'derlying th.e site near Tonopah Ave_nue is underlain by_Bay A Entitlements Plan Check
potential geologic deposit/formation/ Point Formation at a depth of approximately 4 feet. In this _ _ . o . o
rock unit, or require over 2,000 cubic location, grading may occur up to a depth of 9 feet and would 1. anor to ISsuance Of any con'sFrucUon permlts, lncludmg byt not limited t.o, the
yards of excavation at a depth greater have the potential to impact Bay Point Formation, which has first Grading Permit, Demolition Plans/Permits and Building Plans/Permits or
than 10 feet in a moderate resource a high potential for paleontological resources. Thus, although a Notice to Proceed for Subdivisions, but prior to the first preconstruction
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Environmental Issue

Summary of Significant Environmental Analysis Results

Results of Impact Analysis

Mitigation

Impact Level
After Mitigation

potential geologic deposit/formation/
rock unit (unless sensitive geologic
formations are present at a shallower
depth)?

grading depth would not exceed 10 feet per the City's
significance threshold, implementation of the project has the
potential to result in significant impacts to paleontological
resources due to shallow grading that may affect Bay Point
Formation. Impacts to paleontological resources would be
considered a significant impact, and would be mitigated
through implementation of mitigation measure PALEO-1.

meeting, whichever is applicable, the Assistant Deputy Director (ADD)
Environmental designee shall verify that the requirements for Paleontological
Monitoring have been noted on the appropriate construction documents.

B. Letters of Qualification have been submitted to ADD
1.

The applicant shall submit a letter of verification to Mitigation Monitoring
Coordination (MMC) identifying the Principal Investigator (PI) for the project
and the names of all persons involved in the paleontological monitoring
program, as defined in the City Paleontology Guidelines.

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

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

Il.  Prior to Start of Construction
A. Verification of Records Search
1.

The Pl shall provide verification to MMC that a site specific records search has
been completed. Verification includes, but is not limited to a copy of a
confirmation letter from San Diego Natural History Museum, other institution
or, if the search was in-house, a letter of verification from the PI stating that
the search was completed.

The letter shall introduce any pertinent information concerning expectations
and probabilities of discovery during trenching and/or grading activities.

B. PIShall Attend Precon Meetings
1.

Prior to beginning any work that requires monitoring; the Applicant shall
arrange a Precon Meeting that shall include the PI, Construction Manager
(CM) and/or Grading Contractor, Resident Engineer (RE), Building Inspector
(BI), if appropriate, and MMC. The qualified paleontologist shall attend any
grading/excavation related Precon Meetings to make comments and/or
suggestions concerning the Paleontological Monitoring program with the
Construction Manager and/or Grading Contractor.

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

Identify Areas to be Monitored

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

Paleontological Monitoring Exhibit (PME) based on the appropriate

construction documents (reduced to 11x17) to MMC identifying the areas to
be monitored including the delineation of grading/excavation limits. The PME

Morena Apartment Homes Project EIR

Page S-9




Table S-1

Environmental Issue

Summary of Significant Environmental Analysis Results

Results of Impact Analysis

Mitigation

Impact Level
After Mitigation

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

When Monitoring Will Occur

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

b. The PI may submit a detailed letter to MMC prior to the start of work or

during construction requesting a modification to the monitoring program.

This request shall be based on relevant information such as review of
final construction documents which indicate conditions such as depth of
excavation and/or site graded to bedrock, presence or absence of fossil
resources, etc., which may reduce or increase the potential for resources
to be present.

[ll. During Construction
A. Monitor Shall be Present During Grading/Excavation/Trenching
1.

The monitor shall be present full-time during grading/excavation/trenching
activities as identified on the PME that could result in impacts to formations
with high and moderate resource sensitivity. The Construction Manager is
responsible for notifying the RE, PI, and MMC of changes to any construction
activities such as in the case of a potential safety concern within the area
being monitored. In certain circumstances Occupational Safety and Health

Administration safety requirements may necessitate modification of the PME.

The Pl may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as
trenching activities that do not encounter formational soils as previously
assumed, and/or when unique/unusual fossils are encountered, which may
reduce or increase the potential for resources to be present.

The monitor shall document field activity via the Consultant Site Visit Record
(CSVR). The CSVRs shall be faxed by the CM to the RE the first day of monitoring,
the last day of monitoring, monthly (Notification of Monitoring Completion), and
in the case of ANY discoveries. The RE shall forward copies to MMC.

B. Discovery Notification Process
1.

In the event of a discovery, the Paleontological Monitor shall direct the
contractor to temporarily divert trenching activities in the area of discovery
and immediately notify the RE or B, as appropriate.

The Monitor shall immediately notify the Pl (unless Monitor is the PI) of the
discovery.
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Summary of Significant Environmental Analysis Results

Impact Level

Environmental Issue Results of Impact Analysis Mitigation After Mitigation

3. The Pl shall immediately notify MMC by phone of the discovery, and shall also
submit written documentation to MMC within 24 hours by fax or email with
photos of the resource in context, if possible.

C. Determination of Significance
1. The Pl shall evaluate the significance of the resource.

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

b. If the resource is significant, the Pl shall submit a Paleontological
Recovery Program (PRP) and obtain written approval from MMC. Impacts
to significant resources must be mitigated before ground disturbing
activities in the area of discovery will be allowed to resume.

c. Ifresource is not significant (e.g., small pieces of broken common shell
fragments or other scattered common fossils) the Pl shall notify the RE, or
Bl as appropriate, that a non-significant discovery has been made. The
Paleontologist shall continue to monitor the area without notification to
MMC unless a significant resource is encountered.

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

IV. Night and/or Weekend Work
A. If night and/or weekend work is included in the contract

1. When night and/or weekend work is included in the contract package, the
extent and timing shall be presented and discussed at the precon meeting.

2. The following procedures shall be followed.
a. No Discoveries

In the event that no discoveries were encountered during night and/or
weekend work, The Pl shall record the information on the CSVR and
submit to MMC via fax by 8 a.m. on the next business day.

b. Discoveries

All discoveries shall be processed and documented using the existing
procedures detailed in Section Il - During Construction.

c. Potentially Significant Discoveries

If the Pl determines that a potentially significant discovery has been
made, the procedures detailed under Section Ill - During Construction
shall be followed.
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Impact Level

Environmental Issue Results of Impact Analysis Mitigation After Mitigation

d. The Pl shallimmediately contact MMC, or by 8 a.m. on the next business
day to report and discuss the findings as indicated in Section IlI-B, unless
other specific arrangements have been made.

B. If night work becomes necessary during the course of construction
1. The CM shall notify the RE, or B, as appropriate, a minimum of 24 hours
before the work is to begin.
2. The RE, or BI, as appropriate, shall notify MMC immediately.
C. All other procedures described above shall apply, as appropriate.
V. Post Construction
A. Preparation and Submittal of Draft Monitoring Report

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

a. For significant paleontological resources encountered during monitoring,
the Paleontological Recovery Program shall be included in the Draft
Monitoring Report.

b. Recording Sites with the San Diego Natural History Museum
The Pl shall be responsible for recording (on the appropriate forms) any
significant or potentially significant fossil resources encountered during
the Paleontological Monitoring Program in accordance with the City's
Paleontological Guidelines, and submittal of such forms to the San Diego
Natural History Museum with the Final Monitoring Report.

2. MMC shall return the Draft Monitoring Report to the Pl for revision or, for
preparation of the Final Report.
3. The Pl shall submit revised Draft Monitoring Report to MMC for approval.

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

5. MMC shall notify the RE or B, as appropriate, of receipt of all Draft

Monitoring Report submittals and approvals.
B. Handling of Fossil Remains

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

2. The Pl shall be responsible for ensuring that all fossil remains are analyzed to
identify function and chronology as they relate to the geologic history of the
area; that faunal material is identified as to species; and that specialty studies
are completed, as appropriate
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C. Curation of fossil remains: Deed of Gift and Acceptance Verification

1.

The Pl shall be responsible for ensuring that all fossil remains associated with
the monitoring for this project are permanently curated with an appropriate
institution.

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

D. Final Monitoring Report(s)

1.

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

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

Cultural Resources

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

a. Historic Resources

A site visit, record search, and photo survey was conducted
for the project site. None of the existing buildings located on-
site were determined to be of historical significance, and
implementation of the project would result in a less than
significant impact to historical resources.

b. Prehistoric/Archeological Resources

The project site is located within an area identified as having
a high sensitivity level for archaeological resources. Several
previously recorded historic and prehistoric sites have been
identified in the project vicinity, including a prehistoric Native
American village located west of the project site. As such,
cultural resources could be buried beneath the level of
disturbance, and there is a potential for buried cultural
resources to be impacted through implementation of the
project. Therefore, there is the potential for ground-
disturbing activities to result in impacts to unknown historical
resources (archaeology), resulting in a potentially significant
impact, which would be mitigated through implementation of
mitigation measure CUL-1.

CUL-1: Archaeological and Native American Monitoring

[.  Prior to Permit Issuance
A. Entitlements Plan Check

1.

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

B. Letters of Qualification have been submitted to ADD

1.

The applicant shall submit a letter of verification to the Mitigation Monitoring
and Coordination (MMC) office identifying the Principal Investigator (PI) for
the project and the names of all persons involved in the archaeological
monitoring program, as defined in the City of San Diego Historical Resources
Guidelines (HRG). If applicable, individuals involved in the archaeological
monitoring program must have completed the 40-hour HAZWOPER training
with certification documentation.

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

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

Less Than
Significant
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2.

[I. Prior to Start of Construction
A. Verification of Records Search
1.

The Pl shall provide verification to MMC that a site specific records search (%-
mile radius) has been completed. Verification includes, but is not limited to a
copy of a confirmation letter from South Coastal Information Center, or, if the
search was in-house, a letter of verification from the Pl stating that the search
was completed.

The letter shall introduce any pertinent information concerning expectations
and probabilities of discovery during trenching and/or grading activities.

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

B. PIShall Attend Precon Meetings
1.

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

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

Identify Areas to be Monitored

a. Prior to the start of any work that requires monitoring, the Pl shall submit
an Archaeological Monitoring Exhibit (AME) (with verification that the AME
has been reviewed and approved by the Native American
consultant/monitor when Native American resources may be impacted)
based on the appropriate construction documents (reduced to 11x17) to
MMC identifying the areas to be monitored including the delineation of
grading/excavation limits.

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

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

b. The PI may submit a detailed letter to MMC prior to the start of work or
during construction requesting a modification to the monitoring program.
This request shall be based on relevant information such as review of
final construction documents which indicate site conditions such as depth
of excavation and/or site graded to bedrock, etc., which may reduce or
increase the potential for resources to be present.

lIl. During Construction
A. Monitor(s) Shall be Present During Grading/Excavation/Trenching
1.

The archaeological monitor shall be present full-time during all soil disturbing
and grading/excavation/trenching activities which could result in impacts to
archaeological resources as identified on the AME. The CM is responsible for
notifying the RE, PI, and MMC of changes to any construction activities such
as in the case of a potential safety concern within the area being monitored.
In certain circumstances Occupational Safety and Health Administration
(OSHA) safety requirements may necessitate modification of the AME.

The Native American consultant/monitor shall determine the extent of their
presence during soil disturbing and grading/excavation/trenching activities
based on the AME and provide that information to the Pl and MMC. If
prehistoric resources are encountered during the Native American
consultant/monitor's absence, work shall stop and the Discovery Notification
Process detailed in Section I1.B-C and IV.A-D shall commence.

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

The archaeological and Native American consultant/monitor shall document
field activity via the Consultant Site Visit Record (CSVR). The CSVRs shall be
faxed by the CM to the RE the first day of monitoring, the last day of
monitoring, monthly (Notification of Monitoring Completion), and in the case
of ANY discoveries. The RE shall forward copies to MMC.

B. Discovery Notification Process
1.

In the event of a discovery, the archaeological monitor shall direct the
contractor to temporarily divert all soil disturbing activities, including but not
limited to digging, trenching, excavating or grading activities in the area of
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discovery and in the area reasonably suspected to overlay adjacent resources
and immediately notify the RE or B, as appropriate.

2. The monitor shall immediately notify the Pl (unless monitor is the Pl) of the
discovery.

3. The Pl shall immediately notify MMC by phone of the discovery, and shall also
submit written documentation to MMC within 24 hours by fax or email with
photos of the resource in context, if possible.

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

C. Determination of Significance

1. The Pl and Native American consultant/monitor, where Native American
resources are discovered shall evaluate the significance of the resource. If
human remains are involved, follow protocol in Section IV below.

a. The Pl shallimmediately notify MMC by phone to discuss significance
determination and shall also submit a letter to MMC indicating whether
additional mitigation is required.

b. If the resource is significant, the Pl shall submit an Archaeological Data
Recovery Program (ADRP) which has been reviewed by the Native
American consultant/monitor, and obtain written approval from MMC.
Impacts to significant resources must be mitigated before ground
disturbing activities in the area of discovery will be allowed to resume.
Note: If a unique archaeological site is also an historical resource as
defined in CEQA, then the limits on the amount(s) that a project applicant
may be required to pay to cover mitigation costs as indicated in CEQA
Section 21083.2 shall not apply.

c. Iftheresource is not significant, the Pl shall submit a letter to MMC
indicating that artifacts will be collected, curated, and documented in the
final monitoring report. The letter shall also indicate that that no further
work is required.

IV. Discovery of Human Remains

If human remains are discovered, work shall halt in that area and no soil shall be
exported off-site until a determination can be made regarding the provenance of the
human remains; and the following procedures as set forth in CEQA Section
15064.3(e), the California Public Resources Code (Section 5097.98) and state Health
and Safety Code (Section 7050.5) shall be undertaken:
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B.

C.

A. Notification
1.

Archaeological monitor shall notify the RE or Bl as appropriate, MMC, and the
Pl, if the monitor is not qualified as a Pl. MMC will notify the appropriate
senior planner in the Environmental Analysis Section of the Development
Services Department to assist with the discovery notification process.

The PI shall notify the medical examiner after consultation with the RE, either
in person or via telephone.

Isolate discovery site

1.

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

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

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

If human remains ARE determined to be Native American

1.

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

NAHC will immediately identify the person or persons determined to be the
most likely descendent (MLD) and provide contact information.

The MLD will contact the Pl within24-hours-orsoonerafter the medical
examiner has completed coordination, to begin the consultation process in
accordance with CEQA Section 15064.3(e), the California Public Resources and
Health & Safety Codes.

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

Disposition of Native American human remains will be determined between
the MLD and the PI, and, if:

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

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

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

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

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

D. If Human Remains are NOT Native American
1.

The Pl shall contact the medical examiner and notify them of the historic era
context of the burial.

The medical examiner will determine the appropriate course of action with
the Pl and City staff (Public Resources Code 5097.98).

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

V. Night and/or Weekend Work
A. If night and/or weekend work is included in the contract:
1.

When night and/or weekend work is included in the contract package, the
extent and timing shall be presented and discussed at the precon meeting.

The following procedures shall be followed.
a. No Discoveries

In the event that no discoveries were encountered during night and/or
weekend work, the Pl shall record the information on the CSVR and
submit to MMC via fax by 8 a.m. of the next business day.
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b. Discoveries

All discoveries shall be processed and documented using the existing
procedures detailed in Sections Ill - During Construction, and IV -
Discovery of Human Remains. Discovery of human remains shall always
be treated as a significant discovery.

c. Potentially Significant Discoveries

If the Pl determines that a potentially significant discovery has been
made, the procedures detailed under Section Ill - During Construction
and IV - Discovery of Human Remains shall be followed.

d. The Pl shallimmediately contact MMC, or by 8 a.m. of the next business
day, to report and discuss the findings as indicated in Section IlI-B, unless
other specific arrangements have been made.

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

1. The CM shall notify the RE, or Bl, as appropriate, a minimum of 24 hours
before the work is to begin.

2. The RE, or Bl, as appropriate, shall notify MMC immediately.
C. All other procedures described above shall apply, as appropriate.
VI. Post Construction
A. Preparation and Submittal of Draft Monitoring Report

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

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

b. Recording Sites with State of California Department of Parks and Recreation.
The Pl shall be responsible for recording (on the appropriate State of
California Department of Park and Recreation forms—DPR 523A/B) any
significant or potentially significant resources encountered during the
Archaeological Monitoring Program in accordance with the City's HRG,
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3.
C. Curation of artifacts: Accession Agreement and Acceptance Verification
1.

and submittal of such forms to the South Coastal Information Center with
the Final Monitoring Report.

MMC shall return the Draft Monitoring Report to the PI for revision or, for
preparation of the Final Report.

The PI shall submit revised Draft Monitoring Report to MMC for approval.
MMC shall provide written verification to the Pl of the approved report.

MMC shall notify the RE or BI, as appropriate, of receipt of all Draft
Monitoring Report submittals and approvals.

B. Handling of Artifacts
1.

The Pl shall be responsible for ensuring that all cultural remains collected are
cleaned and cataloged.

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

The cost for curation is the responsibility of the property owner.

The Pl shall be responsible for ensuring that all artifacts associated with the
survey, testing and/or data recovery for this project are permanently curated
with an appropriate institution. This shall be completed in consultation with
MMC and the Native American representative, as applicable.

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

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

D. Final Monitoring Report(s)
1.

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

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

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

Nation. During tribal consultation, neither tribe identified any
known tribal cultural resources on the project site, but
requested that Native American monitors be present during
ground disturbance activities. In addition, no archaeological
sites or known burial sites or cemeteries are located within
the vicinity of the project area, and it is not expected that
human remains would be disturbed as a result of the project.
Although unlikely based on the prior site disturbance, grading
activities may uncover and destroy subsurface cultural
deposits, thereby resulting in a significant impact to tribal
cultural resources, which would be mitigated through
implementation of mitigation measure CUL-1.

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation

Would the project result in any impact to | No religious or sacred uses were identified on-site or within Impacts would be less than significant. No mitigation is required. Less than
existing religious or sacred uses within the immediate vicinity of the project site as a result of Native Significant
the potential impact area? American consultation. Therefore, project implementation

would have a less than significant impact related to religious

and sacred uses.
Would the project result in the No known burial sites or cemeteries exist within the vicinity See mitigation measure CUL-1: Archaeological and Native American Monitoring. Less Than
disturbance of any human remains, of the project site and it is not expected that human remains Significant
including those interred outside of would be disturbed as a result of the project. In the unlikely
formal cemeteries? event of the discovery of human remains during project

grading, work would halt in that area and the procedures set

forth in the California Public Resources Code (Section

5097.98) and state Health and Safety Code (Section 7050.5)

would be undertaken. Although it is not expected that

human remains would be located on the project site, there is

a potential for buried human remains to be disturbed by

grading and construction activities. Therefore, impacts

associated with human remains would be potentially

significant, which would be mitigated through

implementation of mitigation measure CUL-1.
Tribal Cultural Resources
Would the project cause a substantial The City received consultation requests from the lipay Nation | See mitigation measure CUL-1: Archaeological and Native American Monitoring. Less Than
adverse change in the significance of a of Santa Ysabel and the Jamul Indian Village of Kumeyaay Significant
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forth in subdivision (c) of Public
Resources Code Section 5024.1? In
applying the criteria set forth in
subdivision (c) of Public Resources
Code Section 5024.1, the lead agency
shall consider the significance of the
resource to a California Native
American tribe?

Traffic and Circulation

Would the project result in traffic
generation that would cause an
intersection, roadway segment, freeway
segment, interchange or ramp to operate
at level of service (LOS) E or Funder
either direct or cumulative conditions
and exceed the City of San Diego
significance thresholds?

a. Existing Plus Project Condition

All project study area intersections would operate at LOS D or
better under the Existing Plus Project condition.

The following two street segments would operate at LOS F
under Existing Plus Project conditions and would exceed the
City's threshold for volume to capacity (V/C) increase,
resulting in a significant direct street segment impact:

e Segment #2: Morena Boulevard, from Frankfort
Street to Knoxuville Street,

e Segment #3: Morena Boulevard, from Knoxville Street
to Tecolote Road

b. Near-Term Plus Project Condition (Opening Day Year
2021)

All study area intersections would operate at LOS D or better
under Near-Term Plus Project conditions. Therefore, impacts
to intersections under the Near-Term Plus Project condition
would be less than significant.

Street Segments #2 and #3 (identified above) would operate
at LOS F under Near-Term Plus Project conditions and would
exceed the City's threshold for allowable V/C increase,
resulting in a significant direct impact.

c. Year 2035 Plus Project Condition

The project would result in less than significant impacts to
intersections under the Year 2035 Plus Project condition.
Segment #2 would operate at LOS E and would exceed the
City's threshold for allowable V/C increase, resulting in a
significant cumulative impact. Segment #3 would operate at
LOS F and would exceed the City's threshold for allowable V/C
increase, resulting in a significant cumulative impact.

TRA-1: Installation of Adaptive Signal Control Systems

Prior to issuance of any building permit, the Owner/Permittee shall assure, by permit and
bond, the installation of an adaptive signal control system at three intersections on
Morena Boulevard, to the satisfaction of the City Engineer. The three intersections would
include West Morena Boulevard, Knoxville Street, and Tecolote Road. Improvements shall
include enhanced fiber-optic signal interconnects and communications, additional
detection sensors and computer equipment at each intersection, and a remote link to
the Traffic Management Center downtown, satisfactory to the City Engineer. A proposed
implementation plan for installation of the adaptive signal control system shall be
provided to the City of San Diego by the applicant as early as possible. All improvements
shall be completed and accepted by the City Engineer prior to first occupancy.

Less than
significant
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Existing Plus Project, Near-Term, and Year 2035 Plus Project
impacts identified above would be mitigated through
implementation of mitigation measure TRA-1.

Would the project result in increased The project would incorporate a total of 267 vehicular Impacts would be less than significant. No mitigation is required. Less than
demand for off-site parking or affect parking spaces, including 99 attached garages, 52 detached Significant
existing parking? carports with 1 accessible parking space, 1 detached
maintenance garage, and 115 open parking spaces with
2 accessible parking spaces. In addition, 70 bicycle parking
spaces and 16 motorcycle parking spaces are proposed.
Proposed parking would exceed City minimum parking
requirements for the proposed use. The project would not
increase demand for off-site parking or result in any adverse
effects on existing parking. Impacts would be less than
significant.
Would the project result in a substantial | Implementation of the project would not result in the Impacts would be less than significant. No mitigation is required. Less than
impact upon existing or planned construction of a roadway which is inconsistent with the Significant
transportation systems? General Plan and/or a community plan, or propose roadways
Would the project result in a conflict with | that would not properly align with other existing or planned
adopted policies, plans or programs transportation systems. The project would not conflict with
supporting alternative transportation adopted policies, plans, or programs supporting alternative
models (e.g., bus turnouts, bicycle racks)? | transportation models. Impacts to existing or planned
Would the project result in substantial transportation sysFems or adgpted policies, plans, or
alterations to present circulation programs §up_pprtmg alternative transportation would be
. : less than significant.
movements that restrict access to public
or private land?
Would the project increase traffic Implementation of the project would not result in increased Impacts would be less than significant. No mitigation is required. Less than
hazards for motor vehicles, bicyclists, or | traffic hazards to motor vehicles, bicyclists or pedestrians Significant
pedestrians due to a proposed non- due to proposed non-standard design features. The project
standard design features (e.g., poor sight | would result in a less than significant impact related to traffic
distance or driveway onto an access- hazards and emergency access.
restricted roadway)?
Aesthetics
Would the project result in a substantial | The project would not block a view through a designated Impacts would be less than significant. No mitigation is required. Less than
obstruction of any vista or scenic view public view corridor as identified in the CMCP or block any Significant

from a public viewing area as identified
in the community plan?

public viewing area. The project would not exceed height and
bulk regulations resulting in view blockage. Additionally, the
project would not open up a new area for development, and
therefore would not result in cumulative view blockages.
Impacts would be less than significant.

Morena Apartment Homes Project EIR
Page S-23




Table S-1

Summary of Significant Environmental Analysis Results

affect daytime or nighttime views in the
area?

During operation, parking areas, pedestrian walkways,
landscaping, and architectural features would be illuminated
and accented with lighting for enhanced security and safety.
As with the existing condition, the site will be screened by
intervening walls and landscaping that shields light to and
from the public roadway and the residents living within the
complex. The project would not emit or reflect a significant
amount of light or glare and would not result in significant
lighting and glare impacts.

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation
Would the project result in the creation The project would not result in significant impacts related to | Impacts would be less than significant. No mitigation is required. Less than
of a negative aesthetic site or project? development features. The project would not create a Significant
disorganized appearance or conflict with the height, bulk, and
coverage regulations. Retaining walls would be screened
from public view, and the project would not create an
exceedingly monotonous visual environment. Therefore,
impacts related to the project’'s development features would
be less than significant.
Would the project result in bulk, scale, The project would not result in significant impacts related to | Impacts would be less than significant. No mitigation is required. Less than
materials, or style which would be neighborhood character/architecture. The project would be Significant
incompatible with surrounding consistent with and would contribute to the character of the
development? project area by constructing a multi-family development that
Would the project cause a substantial meets current design requirements and landscape
alteration to the existing or planned standards. Therefore, neighborhood character impacts would
character of the area? be less than significant. Additionally, the project would not
Would the project result in the loss of a open up a new area for development or change the oyerall
distinctive landmark as identified in the charactgr of the area, and therefore would not resultin
) cumulative effects to the neighborhood character.
community plan?
Would the project result in a substantial | While the project would require 10,500 cubic yards of cut ata | Impacts would be less than significant. No mitigation is required. Less than
change in the existing landform? maximum depth of 9 feet and 11,800 cubic yards of fill at a Significant
maximum depth of 7 feet, the project would not result in
significant impacts related to landform alteration/grading
based on the City's threshold conditions for a significant
impact. Impacts would be less than significant.
Would the project cause a substantial Temporary construction lighting would be limited to daylight | Impacts would be less than significant. No mitigation is required. Less than
light or glare which would adversely hours, and would not contribute to substantial light or glare. Significant
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Health and Safety/Hazardous Materials

a designated airport influence area?

SDIA ALUCP. The proposed height would be approximately
66 feet above mean sea level and would not exceed the
Federal Aviation Authority Part 77 height requirement
triggering a need for Federal Aviation Administration
notification. Therefore, safety hazard impacts associated with
the project site’s proximity to the SDIA would be less than
significant.

Would the project expose people or The project would not result in wildland fire impacts because | Impacts would be less than significant. No mitigation is required. Less than
structures to a significant risk of loss, the project is not adjacent to wildlands and would be Significant
injury, or death involving wildland fires, designed to be consistent with all relevant fire code
including when wildlands are adjacent to | regulations, including adequate fire hydrant services and
urbanized areas or where residences are | street access. Therefore, impacts associated with risk of
intermixed with wildlands? wildland fires would be less than significant.
Would the project result in hazardous The project is not located within a quarter-mile of a school. Impacts would be less than significant. No mitigation is required. Less than
emissions or handle hazardous or Therefore, impacts associated with hazards located within a Significant
acutely hazardous materials, substances, | quarter-mile of a school would be less than significant.
or waste within a quarter-mile of an
existing or proposed school?
Would the project impair implementation | The project would not impair implementation of, or physically | Impacts would be less than significant. No mitigation is required. Less than
of, or physically interfere with, an interfere with, the San Diego Emergency Plan. Additionally, Significant
adopted emergency response plan or the project would be subject to review by the San Diego Fire
emergency evacuation plan? Department and the San Diego Police Department to ensure

compliance with applicable safety standards. As such, the

project would not impair implementation of, or physically

interfere with, emergency response plans or emergency

evacuation plans. Therefore, impacts would be less than

significant.
Would the project be located on a site The project site is not located on or near known Impacts would be less than significant. No mitigation is required. Less than
which is included on a list of hazardous contamination sources. All applicable federal, state, county, Significant
materials sites compiled pursuant to and/or local standards would apply if certain hazards such as
Government Code Section 65962.5 and, asbestos-containing materials (ACMs) or a well were
as a result, create a significant hazard to | discovered on-site. Therefore, impacts associated with
the public or environment? hazardous material sites would be less than significant.
Would the project result in a safety The project site is located within the Airport Influence Area Impacts would be less than significant. No mitigation is required. Less than
hazard for people residing or working in | Review Area 2, but not within a safety zone as depicted in the Significant
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Hydrology
Would the proposal resultin a Post-construction peak flows would decrease by Impacts would be less than significant. No mitigation is required. Less than
substantial alteration to on- and off-site approximately 3 cubic feet per second (cfs) compared to Significant
drainage patterns due to changes in existing peak flow rates. The on-site storm drain system
runoff flow rates or volumes? would be designed to adequately convey anticipated runoff

to the public system which is able to support project flows.

Therefore, impacts associated with alterations to drainage

patterns would be less than significant.
Would the project develop wholly or The southern portion of the project site is located within Impacts would be less than significant. No mitigation is required. Less than
partially within the 100-year floodplain FEMA Zone AO (100-year floodplain). Construction of the Significant
identified in the Federal Emergency project would include a net import of approximately
Management Agency (FEMA) maps or 1,000 cubic yards in order to increase elevations and raise all
impose flood hazards on other portions of the project site on which housing would be
properties? constructed out of the 100-year floodplain. As such, the

proposed buildings would be constructed above flood

elevations per City and FEMA requirements. Therefore,

impacts associated with flood hazards would be less than

significant.
Would the proposal resultin a Implementation of the project would not increase impervious | Impacts would be less than significant. No mitigation is required. Less than
substantial increase in impervious surfaces resulting in increased runoff, as the project would Significant
surfaces and associated increased decrease impervious areas by approximately 16 percent (1
runoff? acre) compared to the existing condition. The project would

result in a reduction in storm water flow rates, decreasing

from 48.5 cfs to 45.3 cfs (approximately 3 cfs). Runoff

volumes would be reduced with the implementation of

project best management practices (BMPs). Impacts related

to runoff would be less than significant.
Water Quality
Would the project result in an increase in | The project would implement source control, site design, and | Impacts would be less than significant. No mitigation is required. Less than
pollutant discharge to receiving waters structural or treatment BMPs to ensure protection of water Significant

during or following construction or
discharge identified pollutants to an
already impaired water body?

quality. The project would incorporate these features to
reduce storm water discharge off-site. The project would
comply with all applicable federal, state, and local water
quality standards through adherence to the City’s new Storm
Water Standards. Implementation of the proposed BMPs
would reduce pollutant discharge to receiving waters during
and following construction. Therefore, impacts would be less
than significant.
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Geology and Soils
Would the project expose people or The project would not expose people or structures to impacts | Impacts would be less than significant. No mitigation is required. Less than
property to geologic hazards such as associated with earthquakes, liquefaction, landslides, or Significant
earthquakes, landslides, mudslides, tsunamis/seiches. Adherence to the recommendations
ground failure, or similar hazards? presented in the Preliminary Geotechnical Investigation

prepared for the project and compliance with applicable CBC

regulations would ensure that impacts related to geologic

hazards would be less than significant.
Would the project result in a substantial | The project would not result in substantial soil erosion or the | Impacts would be less than significant. No mitigation is required. Less than
increase in wind or water erosion of soils, | loss of topsoil, as adherence to the City's Grading Ordinance Significant
either on or off the site? and Construction Building Code, as well as the

implementation of the recommendations presented in the

Preliminary Geotechnical Investigation would ensure that

impacts associated with erosion would be less than

significant.
Would the project be located on a The project would not result in geological hazard due to Impacts would be less than significant. No mitigation is required. Less than
geologic unit or soil that is unstable or unstable soil, as the Preliminary Geotechnical Investigation Significant
that would become unstable as a result did not identify unstable geologic units on or adjacent to the
of the proposal, and potentially resultin | project site. The project site was identified to have a medium
on- or off-site landslide, lateral expansive soil potential, which would not result in a potential
spreading, subsidence, liquefaction, or risk to life or property. Adherence to the recommendations
collapse? Would the project be located presented in the Preliminary Geotechnical Investigation
on expansive soil, as defined in prepared for the project would ensure that impacts related
Table 18-1-B of the Uniform Building to unstable geological units or soils would be less than
Code (1994), creating substantial risks to | significant.
life or property?
Public Services
Would the project have an effect upon, a. Fire Protection/Life Safety Impacts would be less than significant. No mitigation is required. Less than
or resultin a need for new or altered The project would increase the density on the project site; Significant

government services in any of the
following areas: fire/life safety
protection; police protection; schools,
parks or other recreational facilities;
maintenance of public facilities, including
roads and libraries, which would result in
physical impacts?

however, the change in land use and intensity of residential
development is not anticipated to result in a substantial
increase in calls for service, and would not result in a need
for new fire protection facilities. The project would pay
applicable Development Impact Fees (DIFs) prior to issuance
of building permits to maintain fire protection services
provided by the City. The project does not require or
necessitate the construction of any fire facilities that could
have an adverse physical impact on the environment.
Therefore, impacts would be less than significant.
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b. Police Protection

The project would increase the density on the project site;
however, the change in land use and intensity of residential
development is not anticipated to result in a substantial
increase in calls for police response, and would not result in a
need for new police facilities. The project would pay
applicable DIFs prior to issuance of building permits to
maintain police protection services provided by the City. The
project does not require or necessitate the construction of
any police protection facilities that could have an adverse
physical impact on the environment. Therefore, impacts
would be less than significant.

c. Parks/Recreational Facilities

No new population-based park facilities would be required.
As the project does not include or require the construction of
any new public parks, there would be no associated physical
impact associated with parkland construction. The applicant
would be required to pay DIFs prior to issuance of building
permits to ensure funds are available to the City for the
construction of future park facilities. Impacts related to parks
and recreation facilities would be less than significant.

d. Libraries

While future residents may use the public library system, the
project is not anticipated to result in the need for any new
libraries or modified library services and would not
contribute to an unacceptable level of service. The project
does not require any new or modified library services to
maintain acceptable levels of service. Thus, physical impacts
related to new library facilities would be less than significant.

e. School Facilities

The project would generate new students that would increase
enrollment at the San Diego Unified School District schools
serving the community in which the project is located.
However, Government Code Section 65995 and Education
Code Section 53080 authorize school districts to impose facility
mitigation fees on new development to address any increased
enrollment that may result. Adherence to the requirements of
SB 50 through payment of a school impact fee prior to
issuance of a building permit would ensure that project
impacts to schools would be less than significant.
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f. Other Public Facilities including Roads
The project would install half-width frontage improvements
along Tonopah Avenue, Frankfort Street, and Morena
Boulevard. No significant physical impacts associated with
these road improvements have been identified. No other
public facility needs or deficiencies have been identified as a
result of the project. Impacts associated with construction of
other public facilities would be less than significant.
Utilities
Would the project result in the need for a. Water Supply Impacts would be less than significant. No mitigation is required. Less than
new systems, or require substantial Based on the anticipated water demand assessments Significant
alterations to existing utilities, the included in the 2015 City of San Diego and San Diego County
construction of which would create Water Authority Urban Water Management Plan, current and
physical impacts (water, sewer, solid future water supplies would be adequate to serve the
waste disposal, natural gas, and projected needs of the project, as well as regional water
communication systems)? needs. As a result, no new or expanded sources of water

supply would need to be developed that could result in
physical impacts to the environment. As the existing and
planned water supply is adequate to serve the water
demands of the project, impacts would be less than
significant.

b. Water System

Water distribution pipelines would be installed within on-site
project streets and would connect to existing mains within
the adjacent streets. No water system extensions would be
required to serve the project. Proposed water infrastructure
would meet City Water Department Facility Design
Guidelines, and impacts would be less than significant.

c. Wastewater System

Wastewater infrastructure would be installed within project
site consisting of a series of private 6-inch collector laterals,
connecting to the 6-inch public sewer main in Frankfort
Street. No new public facilities would be required. The
proposed on-site private sewer mains would meet design
and flow requirements in accordance with the City Sewer
Design Guide. In addition, the project would not cause any
significant impacts to the existing off-site public 6-inch sewer
main in Frankfort Street. Impacts would be less than
significant.
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Environmental Issue

Summary of Significant Environmental Analysis Results

Results of Impact Analysis

Mitigation

Impact Level
After Mitigation

d. Solid Waste

The project's demolition, grading, and construction phases
would achieve a total waste diversion rate of 96 percent. The
applicant or applicant’s successor in interest would be
required to implement the project-specific Waste
Management Plan (WMP) during project operation to comply
with the City's Recycling Ordinance and ensure solid waste
impacts are reduced to less than significant. With
implementation of the WMP and compliance with existing
regulations, impacts related to solid waste would be less than
significant.

e. Natural Gas

There are existing natural gas facilities present in the
surrounding roadways and available to serve the project.
Impacts would be less than significant.

f. Communication Systems

A number of private utility providers are available to serve
the CMCP area. Facilities are existing in surrounding
roadways and are available to serve the project. Impacts
would be less than significant.

Would the project result in the use of
excessive amounts of water?

Would the project propose landscaping
which is predominantly non-drought
resistant vegetation?

The project does not propose predominantly non-drought
resistant vegetation landscaping, and would not result in the
need to use excessive amounts of water. The project's water
use would not be considered excessive considering required
compliance with current building code standards, the City's
Climate Action Plan (CAP) Consistency Checklist
requirements, and the City's landscape regulations. Impacts
would be less than significant.

Impacts would be less than significant. No mitigation is required.

Less than
Significant

Air Quality

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

The project would not result in impacts to air quality plan
implementation, as the project would generate fewer trips
than what is currently accounted for in the growth forecast in
the General Plan and would be consistent with the growth
assumptions of the San Diego Air Pollution Control District's
Regional Air Quality Strategy (RAQS). Therefore, the project
would not conflict with or obstruct implementation of the
RAQS, and impacts would be less than significant.

Impacts would be less than significant. No mitigation is required.

Less than
Significant
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Environmental Issue

Summary of Significant Environmental Analysis Results

Results of Impact Analysis

Mitigation

Impact Level
After Mitigation

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

Would the project result in a cumulatively
considerable net increase of any criteria
pollutant for which the project region is
in nonattainment?

a. Construction Emissions

Maximum daily construction emissions are projected to be
less than the applicable thresholds for all criterion pollutants.
Therefore, project construction would not result in regional
emissions that would exceed the National Ambient Air
Quality Standards (NAAQS) or California Ambient Air Quality
Standards (CAAQS) or contribute to existing violations, and
construction emission impacts would be less than significant.

b. Operation Emissions

Future emissions due to operation of the project are
projected to be less than the applicable significance
thresholds for all pollutants. Therefore, as project operation
emissions would be below these limits, project operation
would not result in regional emissions that would exceed the
NAAQS or CAAQS or contribute to existing violations, and
operational impacts would be less than significant.

c. Non-Attainment

The region is classified as attainment for all criterion
pollutants except ozone, particulate matter 10 (PMy,), and
particulate matter 2.5 (PM,s). The San Diego Air Basin (SDAB)
is non-attainment for the 8-hour federal and state ozone
standards. Emissions of ozone precursors (reactive organic
gases and oxides of nitrogen), PM;o, and PM, s from
construction and operation would be below the applicable
thresholds. Therefore, the project would not resultin a
cumulatively considerable net increase in emissions of ozone,
PMyq, or PM,5, and impacts would be less than significant.

Impacts would be less than significant. No mitigation is required.

Less than
Significant

Would the project expose sensitive
receptors to substantial pollutant
concentration including air toxics such as
diesel particulates?

a. Construction Diesel Particulate Matter

Due to the limited duration of construction activity, diesel
particulate matter (DPM) generated by project construction is
not expected to create conditions where the probability is
greater than 10 in 1 million of contracting cancer for the
maximally exposed individual or to generate ground-level
concentrations of non-carcinogenic toxic air contaminants
that exceed a hazard index greater than 1 for the maximally
exposed individual. Additionally, with ongoing
implementation of U.S. Environmental Protection Agency and
California Air Resources Board requirements for cleaner
fuels; off-road diesel engine retrofits; and new, low-emission
diesel engine types, the DPM emissions of individual

Impacts would be less than significant. No mitigation is required.

Less than
Significant
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Summary of Significant Environmental Analysis Results

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation
equipment continues to reduce over time. Therefore, project
construction would not expose sensitive receptors to
substantial pollutant concentration.

b. Carbon Monoxide Hot Spots

Localized carbon monoxide (CO) concentration is a direct
function of motor vehicle activity at signalized intersections
(e.g., idling time and traffic flow conditions), particularly
during peak commute hours and meteorological conditions.
The SDAB is a CO maintenance area under the federal Clean
Air Act. This means that SDAB was previously a non-
attainment area and is currently implementing a 10-year plan
for continuing to meet and maintain air quality standards. As
a result, ambient CO levels have declined significantly. CO hot
spots have been found to occur only at signalized
intersections that operate at or below LOS E with peak hour
trips for that intersection exceeding 3,000 trips. Based on the
traffic impact analysis (see Appendix D), the project would
not result in a signalized intersection to operate ata LOS E or
worse and would not contribute to a significant impact at
existing LOS E or worse intersections. Therefore, the project
would not be anticipated to result in a CO hot spot and
localized air quality impacts to sensitive receptors would be
less than significant.

c. Freeway Diesel Particulate Matter

The project site is located adjacent to Interstate 5 (I-5) and
portions of the project site are located within 500 feet of I-5.
However, the risk to residences would be reduced by the
inclusion of various project design features, including
planting vegetation between the freeway and project site,
construction of a wall around the pool area and along the
frontage of the project site, and the provision of heating,
ventilation, and air conditioning units with MERV-13, or
better, air filters in each unit. The MERV-13 filters would
remove particulates entering the indoor air, thus reducing
cancer risk from diesel exhaust exposure. Therefore, with the
inclusion of these design elements, the potential increase in
cancer risk and the non-cancer chronic risks would be less
than significant.
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Summary of Significant Environmental Analysis Results

Impact Level
Environmental Issue Results of Impact Analysis Mitigation After Mitigation

Would the project create objectionable The project does not include heavy industrial or agricultural Impacts would be less than significant. No mitigation is required. Less than
odors affecting a substantial number of uses that are typically associated with odor complaints. Significant
people? During construction, diesel equipment may generate some

nuisance odors. However, exposure to odors associated with

project construction would be short term and temporary in

nature. Impacts would be less than significant.
Would the project exceed 100 pounds Construction and operation of the project would not result in | Impacts would be less than significant. No mitigation is required. Less than
per day of particulate matter (dust)? Particulate Matter 10 emissions exceeding 100 pounds per Significant

day. Impacts would be less than significant.
Greenhouse Gas Emissions
Would the project generate greenhouse | The project would be consistent with the CAP as detailed in Impacts would be less than significant. No mitigation is required. Less than
gas emissions, either directly or the CAP Consistency Checklist. The project would incorporate Significant
indirectly, that may have a significant project features to minimize greenhouse gas (GHG)
impact on the environment? emissions, and specific project requirements detailed in the

CAP Consistency Checklist would become project conditions

of approval. The project would be consistent with the goals

and strategies of the CAP and enforceable conditions of the

CAP Consistency Checklist that ensures project GHG

emissions would be less than significant.
Would the project conflict with the City's | a. Consistency with State Plans Impacts would be less than significant. No mitigation is required. Less than
CAP or an applicable plan, policy, or The City has adopted a qualified GHG emissions reduction Significant

regulation adopted for the purpose of
reducing emissions of GHGs?

plan that outlines an approach to reach the state Scoping
Plan GHG reduction targets. Project construction and
operation would be required to include all mandatory green
building measures under the CALGreen Code and all
requirements of the CAP Consistency Checklist. Therefore,
the project would be consistent with the Scoping Plan
measures through incorporation of stricter building and
appliance standards and measures identified in the CAP
Consistency Checklist that identify project consistency with
the City's CAP.

b. Consistency with Local Plans

The project would implement the City General Plan City of
Villages strategy by intensifying residential uses at the project
site and locating high-density residential uses in proximity to
high-quality transit. The project would be consistent with the
CAP, as determined by completion of the CAP Consistency
Checklist.
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1.0 Introduction

Chapter 1.0
Introduction

This Environmental Impact Report (EIR) addresses the potential environmental effects of the
proposed Morena Apartment Homes project (project) and has been prepared by the City of San
Diego (City) in compliance with the California Environmental Quality Act (CEQA) and Guidelines
(Public Resources Code, Section 21000 et seq. and California Code of Regulations, Title 14,
Section 15000, et seq.), and in accordance with the City of San Diego’s EIR Guidelines (City of San
Diego 2005) and Significance Determination Thresholds (City of San Diego 2016a).

The project would remove the Recreational Vehicle (RV) park and the existing residences on-site and
construct 150 market-rate multi-family residential units. The project would also include an
approximately 4,400-square-foot clubhouse facility with leasing and exercise areas, recreational
areas including a pool and an approximately 319-square-foot pool house building, landscaping, and
water quality best management practices. The 6.21-acre project site (5.73 acres plus 0.48 acre of
right-of-way dedication) is located at 1577-79 Morena Boulevard in the City of San Diego,
immediately east of Interstate 5 (I-5) and Morena Boulevard, west of Frankfort Street, and south of
Tonopah Avenue.

Discretionary actions required to implement the project include:

e General Plan Amendment

e Community Plan Amendment

e Rezone

e Land Development Code and Local Coastal Program Amendment
e Planned Development Permit

e Site Development Permit

e Vesting Tentative Map
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1.0 Introduction

1.1  EIR Purpose and Intended Uses

The EIR is informational in nature and is intended for use by City decision makers, other agencies,
and the public in evaluating the potential environmental effects, mitigation measures, and
alternatives of the project.

By recognizing the environmental impacts of the project, decision makers will have a better
understanding of the physical and environmental changes that would accompany the approval of
the project. The EIR includes recommended mitigation measures which, when implemented, would
lessen or avoid significant effects of the project on the environment, whenever feasible. Alternatives
to the project are presented that could further reduce or avoid significant impacts associated with
the project.

1.2 EIR Legal Authority
1.2.1 Lead Agency

The City is the Lead Agency for the project pursuant to Article 4 (Sections 15050 and 15051) of the
CEQA Guidelines. The Lead Agency, as defined by CEQA Guidelines Section 15367, is the public
agency that has the principal responsibility and authority for carrying out or approving the project.
As Lead Agency, the City Development Services Department, Environmental Analysis Section (EAS)
conducted a preliminary review of the project and determined that this EIR was required. The
analysis and findings in this document reflect the independent, impartial conclusions of the City.

1.2.2 Responsible and Trustee Agencies

State law requires that all EIRs be reviewed by Responsible and Trustee Agencies. A Responsible
Agency, defined pursuant to State CEQA Guidelines Section 15381, includes all public agencies other
than the Lead Agency which have discretionary approval power over the project. A Trustee Agency is
defined in Section 15386 of the CEQA Guidelines as a state agency having jurisdiction by law over
natural resources affected by a project that are held in trust for the people of the state of California.

Implementation of the project would require consultation with the following Trustee Agencies, as
described below.

Federal Emergency Management Agency (FEMA): FEMA administers the National Flood Insurance
Program, which is based on the minimal requirements for floodplain management and is designed
to minimize flood damage within Special Flood Hazard Areas. Pursuant to the Federal Insurance
Rate Map, the southwestern portion of the project site lies within a Special Flood Zone Area, or FEMA
flood area, Zone AO. The project requires FEMA review and approval of a Conditional Letter of Map
Revision based on fill prior to discretionary project approval and a final Letter of Map Revision based
on fill after grading and construction is complete to demonstrate that the project site is raised
outside of a 100-year flood zone.
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1.0 Introduction

1.3 EIR Scope and Content and Format
1.3.1 Scope

The scope of analysis for this EIR was determined by the City as a result of initial project review and
consideration of comments received in response to a Notice of Preparation (NOP) circulated
between June 16 and July 17, 2017 for the project. The City's NOP, associated responses, and
comments made during the review period are included in Appendix A of this EIR. Comment letters
received during the NOP scoping process included comments by a number of local and state
agencies, Native American Tribes, and concerned citizens. Issues that were raised included land use
conflicts between the proposed project and the land use documents governing the project site,
affordable housing concerns, traffic and transportation concerns, and comments requesting
cultural/historical resource monitoring and consultation under Assembly Bill 52 and Senate Bill 18.
The comments received during the NOP scoping period were reviewed and considered during the
drafting of this EIR.

Through these scoping activities, the project was determined to have the potential to result in the
following significant environmental impacts:

e Land Use e Health and Safety/Hazardous Materials
¢ Noise e Hydrology
e Paleontological Resources e Water Quality
e Cultural Resources e Geology and Soils
e Tribal Cultural Resources e Public Services
e Traffic Circulation e Utilities
e Visual Effects and Neighborhood e Air Quality
Character e Greenhouse Gas Emissions

1.3.2 Type of EIR

This EIR has been prepared as a Project EIR, as defined in Section 15161 of the CEQA Guidelines. In
accordance with CEQA, this Project EIR examines the environmental impacts of a specific
development project, and focuses on the physical changes in the environment that could result from
the project.

1.3.3 EIR Content

The intent of this EIR is to determine whether implementation of the project would have a significant
effect on the environment through analysis of the issues identified during the scoping process (see
Section 1.3.1 above). Pursuant to CEQA Guidelines Section 15126, all phases of the project are
considered in this EIR when evaluating its potential impacts on the environment, including the
planning, acquisition, development, and operation phases. Impacts are identified as direct or
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1.0 Introduction

indirect, short-term or long-term, and assessed on a “plan-to-ground” basis. The “plan-to-ground”
analysis addresses the changes or impacts that would result from implementation of the project
compared to existing conditions.

1.3.4 EIR Format

1.3.4.1 Organization

The format and order of contents of this EIR follow the direction of the City’'s EIR Guidelines (2005). A
brief overview of the various chapters of this EIR is provided below:

e Executive Summary. Provides a summary of the EIR, a brief description of the project,
identification of areas of controversy, and inclusion of a summary table identifying significant
impacts, proposed mitigation measures, and impact rating after mitigation. A summary of the
analyzed project alternatives and a comparison of the potential impacts of the alternatives with
those of the project are also provided.

e Chapter 1.0, Introduction. Contains an overview of the purpose and intended uses of the EIR;
Lead, Responsible, and Trustee Agencies; and the CEQA environmental review process. It also
provides a discussion of the scope and format of the EIR.

e Chapter 2.0, Environmental Setting. Provides a description of the project's regional context,
location, and existing physical characteristics and land use. Available public infrastructure and
services, as well as relationship to relevant plans, are also provided in this section.

e Chapter 3.0, Project Description. Provides a detailed discussion of the project, including
background, objectives, key project features, and environmental design considerations. The
discretionary actions required to implement the project are included.

e Chapter 4.0, Environmental Analysis. Provides a detailed evaluation of potential
environmental impacts for several environmental issues. In accordance with the City's EIR
Guidelines, Chapter 4.0 begins with the issue of land use, followed by the remaining issues in
order of significance. Under each issue area in Chapter 4.0, Environmental Analysis, this EIR
includes a description of the existing conditions and regulatory framework relevant to each
environmental topic; presentation of threshold(s) of significance based on the City Development
Services Department's CEQA Significance Determination Thresholds for the particular issue area
under evaluation; identification of an issue statement; an assessment of any impacts associated
with implementation of the project; a summary of the significance of any project impacts; and
recommendations for mitigation measures and mitigation monitoring and reporting, as
appropriate, for each significant issue area.

e Chapter 5.0, Significant Unavoidable Environmental Effects/ Irreversible Changes.
Discusses the significant unavoidable environmental effects of the project, including those that
can be mitigated but not reduced to below a level of significance. This chapter also describes the
potentially significant irreversible changes that may be expected with development of the
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project and addresses the use of nonrenewable resources during its construction and
operational life.

e Chapter 6.0, Growth Inducement. Evaluates the potential influence the project may have on
economic or population growth within the project area as well as the region, either directly or
indirectly.

e Chapter 7.0, Cumulative Impacts. Identifies the impact of the project in combination with
other planned and future development in the region.

e Chapter 8.0, Effects Found Not to Be Significant. Identifies all of the issues determined in the
scoping and preliminary environmental review process to be not significant and briefly
summarizes the basis for these determinations.

e Chapter 9.0, Alternatives. Provides a description of alternatives to the project, including
Alternatives Considered but Rejected, a No Project (No Development) Alternative, a Current Plan
Alternative, and a Relocated Community Open Space Alternative.

¢ Chapter 10.0, Mitigation Monitoring and Reporting Program. Documents all the mitigation
measures identified in the EIR and required as part of the project.

e Chapter 11.0, References Cited. Lists all of the reference materials cited in the EIR.

e Chapter 12.0, Individuals and Agencies Consulted. Identifies all of the individuals and
agencies contacted during preparation of the EIR.

e Chapter 13.0, Certification. Identifies the individuals responsible for the preparation of the EIR.

1.3.4.2 Technical Appendices

Technical appendices, used as a basis for much of the environmental analysis in the EIR, have been
summarized in the EIR and are printed under separate cover as part of the EIR. The technical
appendices are available for review at the City Development Services Center, 1222 First Avenue,
MS 501, San Diego, California 92101.

1.3.4.3 Incorporation by Reference

As permitted by CEQA Guidelines Section 15150, this EIR has referenced several technical studies
and reports, including the City General Plan EIR. Information from these documents has been briefly
summarized in this EIR, and their relationship to this EIR described. These documents are included
in Chapter 11.0, References Cited, are hereby incorporated by reference, and are available for
review at the City Development Services Center, 1222 First Avenue, San Diego, California 92101.
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1.4 EIR Process

The EIR review process occurs in two basic stages. The first stage is the Draft EIR, which offers the
public the opportunity to review and comment on the document. The second stage is the Final EIR,
which provides the basis for approving the project.

1.4.1 Draft EIR

In accordance with Sections 15085 and 15087 (a) (1) of the CEQA Guidelines, upon completion of the
Draft EIR a Notice of Completion is filed with the State Office of Planning and Research, and notice of
availability of the Draft EIR issued in a newspaper of general circulation in the area.

The Draft EIR is distributed for review to the public and interested and affected agencies for the
purpose of providing comments “on the sufficiency of the document in identifying and analyzing the
possible impacts on the environment and ways in which the significant effects of the project might
be avoided and mitigated” (Section 15204, CEQA Guidelines).

This Draft EIR and all related technical studies are available for review during the public review
period at the offices of the City, Development Services Department, Land Development Review,
located at 1222 First Avenue, Fifth Floor, San Diego, California, 92101. Copies of the Draft EIR are
also available at the following public libraries:

San Diego Public Library Central Library Clairemont Library
330 Park Boulevard 2920 Burgener Boulevard,
San Diego, California 92101 San Diego, California 92110

The EIR is also available for review online at:
http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml.

1.4.2 Final EIR

Following public review of the Draft EIR, the City will provide written responses to comments per
CEQA Guidelines Section 15088 and will consider all comments in making its decision to certify the
Final EIR. Responses to the comments received during public review and Findings of Fact will be
prepared and compiled as part of the Final EIR.

The culmination of this process is a public hearing where the City Council will determine whether to
certify the Final EIR as being complete and in accordance with CEQA. The Final EIR will be available at
least 14 days prior to the first scheduled hearing.
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Chapter 2.0
Environmental Setting

2.1 Regional Setting

The project site is located in the City of San Diego (City), within San Diego County (Figure 2-1). The
project site is located just east of Mission Bay Park and Interstate 5 (I-5) and approximately 5 miles
north of Downtown San Diego. The project site is located in the Pueblo Lands of San Diego Land
Grant as identified on the U.S. Geological Survey 7.5-minute topographic map, La Jolla quadrangle
(Figure 2-2). The project site is located in the southwestern portion of the Clairemont Mesa
Community Plan (CMCP) area.

2.2 Project Location

As shown in the aerial photograph (Figure 2-3), the approximately 6.21-acre project site is located at
the northeast corner of the West Morena Boulevard/Morena Boulevard intersection, east of I-5 and
north of Tecolote Road in the CMCP area. The project site includes assessor’s parcel numbers 436-
020-40 and 436-020-41. The project site is associated with the following addresses: 1597, 1597%,
1623, 1639, 1641, 1643, and 1645 Morena Boulevard.
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2.0 Environmental Setting

2.3 Physical Environment

2.3.1 Land Use

The project site includes two parcels, a northern and southern project parcel. The southern project
parcel is occupied by the 90-unit Coastal Trailer Villa recreational vehicle (RV) park. Each RV space
has a parking area, a grassy strip, and electric hook-ups. The RV area is interspersed with some trees
and approximately 33 small buildings that are restrooms/showers for occupant use. The RV park is
accessed from two driveways, one from Morena Boulevard and one from Frankfort Street. An office,
a structure for resident laundry, and a single family residence are located on the southern parcel
near the Morena Boulevard driveway entrance.

There is an existing chain-link fence separating the northern parcel from the southern parcel. The
northern parcel is accessible from the northern driveway access from Morena Boulevard. The
northern parcel is completely disturbed including partial paving, dirt, and some gravel areas and a
few interspersed trees. Two duplexes, one single-family residence, and an old wood barn are located
on the northern parcel. The rear portion of the parcel is partially fenced and appears to be used for
storage of trucks and RVs. Refer to Figure 2-4 for photographs of these existing land uses. The
existing project frontage along Morena Boulevard and Frankfort Street are shown in Figure 2-5.

The project site sits at a lower elevation than residential land uses to the east due to an existing
steep slope on the project site that separates the site from the higher elevation Tonopah Avenue
and residential uses to the east. The existing slope below Tonopah is shown in Figure 2-6. Land uses
immediately surrounding the project site include single-family residential land uses to the east and
south, a convenience store directly across Frankfort Street to the south, and a gas station just south
of the project site at the West Morena Boulevard and Morena Boulevard intersection. Immediately
north of the project site, along Morena Boulevard, is a mixture of commercial uses including an
automotive repair shop and a bar/music venue. Surrounding land uses are shown in Figure 2-7. The
project site is located within the southwestern portion of the CMCP area. The community is
characterized primarily by single-family residential homes that were built in the 1950s and 1960s. In
the larger community of Clairemont Mesa, there are a number of commercial shopping centers,
open space areas, parks, and schools. Industrial lands within the community are located along on
Morena Boulevard and Santa Fe Street, north of Balboa Avenue.

2.3.2 Transportation and Access

The regional transportation network in the project area consists of I-5 to the west and 1-8 to the
south. Access from I-5 to the project site is provided by Tecolote Road, which is an east-west regional
roadway located approximately 0.25 mile to the south. Tecolote Road intersects with West Morena
Boulevard, which is a north-south regional roadway that is located adjacent to the western
boundary of the project site. Morena Boulevard splits from West Morena Boulevard along the
southwestern boundary of the project site and also serves as a north-south regional roadway.
Frankfort Street is located adjacent to the southeastern project boundary and Tonopah Avenue is
located adjacent to the northeastern project boundary.
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PHOTOGRAPH 1a
Coastal Villa RV Park at left and RV/Truck Storage Area at Right

PHOTOGRAPH 1b
RV/Truck Storage Area in Foreground,
Duplexes/Residence and Old Barn in Background

FIGURE 2-4

Existing Land Uses
P:\8456\Env\EIR_Photos\Fig_2-4.docx 09/08/17



PHOTOGRAPH 1a
Morena Boulevard Looking North from Existing Southern Driveway

PHOTOGRAPH 1b
Frankfort Street Looking Southwest from Tonopah Avenue

FIGURE 2-5
Existing Project Frontage
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PHOTOGRAPH 1a
Slope Looking Northwest

PHOTOGRAPH 1b
Slope Looking Southeast

FIGURE 2-6
Slope Below Tonopah Avenue
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PHOTOGRAPH 1a
Corner of Frankfort Street and Morena Boulevard

PHOTOGRAPH 1b
Morena Boulevard and West Morena Boulevard Intersection

FIGURE 2-7
Surrounding Land Uses
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2.0 Environmental Setting

Access to the project site is currently provided on West Morena Boulevard, Morena Boulevard, and
Frankfort Street. The RV park is accessed by a full-access driveway on Frankfort Street,
approximately 155 feet from the intersection with Morena Boulevard and a right-in/right-out
driveway on Morena Boulevard, immediately east of the West Morena Boulevard/Morena Boulevard
intersection. The northern project parcel is accessed by a right-in/right-out only driveway from West
Morena Boulevard approximately 315 feet north of the Morena Boulevard/ West Morena Boulevard
intersection.

There are existing sidewalks at the Morena Boulevard and West Morena Boulevard project frontage.
No sidewalks are available at the Tonopah Avenue and Frankfort Street project frontage. A bus stop
is located immediately adjacent to the project site at the intersection of Morena Boulevard and
Frankfort Street. This bus stop is served by Route 10, which runs between the Old Town Transit
Center and the University Town Center (UTC) Transit Center primarily via Morena Boulevard and
Clairemont Drive. The Los Angeles-San Diego-San Luis Obispo rail corridor is also located west of the
project site, between I-5 and Morena Boulevard.

The Mid-Coast Corridor Transit Project is currently under construction and will extend Trolley Blue
Line service from the Old Town Transit Center to the University of California San Diego and Westfield
UTC, providing nine new trolley stations, including at Tecolote Road and West Morena Boulevard,
within walking distance of the project site. The Blue Line extension is currently under construction
and is anticipated to begin service in 2021.

2.3.3 Air Quality/Climate

The project site is located within the San Diego Air Basin (SDAB), as defined by the California Air
Resources Board (CARB) and San Diego Air Pollution Control District (SDAPCD). The project is located
adjacent to Mission Bay and about 3 miles east of the Pacific Ocean. The eastern portion of the
SDAB is surrounded by mountains to the north, east, and south. These mountains tend to restrict
airflow and concentrate pollutants in the valleys and low-lying areas below.

The project site, like the rest of San Diego County, has a Mediterranean climate characterized by
warm, dry summers and mild, wet winters. The dominant meteorological feature affecting the
region is the Pacific High Pressure Zone, which produces the prevailing westerly to northwesterly
winds. These winds tend to blow pollutants away from the coast toward the inland areas.
Consequently, air quality near the coast is generally better than that which occurs at the base of the
coastal mountain range.

The SDAPCD maintains 10 air quality monitoring stations throughout the greater San Diego
metropolitan region. Air pollutant concentrations and meteorological information are continuously
recorded at these stations. Measurements are then used by scientists to help forecast daily air
pollution levels. Current measurements are discussed in detail in Section 4.14, Air Quality. The SDAB
is currently classified as a federal non-attainment area for ozone and a state non-attainment area
for particulate matter less than 10 microns (PM;o) and particulate matter less than 2.5 microns
(PM,), and a federal maintenance area for carbon monoxide (CO).
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2.3.4 Topography/Land Cover

The project site is relatively flat and elevations are near mean sea level due to its proximity to
Mission Bay. The northern boundary of the project site contains a steep cut slope that ranges from
approximately 5 to 25 feet in height and has likely existed since at least the early 1950s (see
Figure 2-6). The project site is currently developed as a RV park with several permanent support
structures. Vegetation on the project site is limited to landscaping and ornamentals.

2.3.5 Drainage

Rainfall sheet flows from north to south on the project site where it enters the Morena Boulevard
curb and gutter system. Runoff from the project site enters the public storm drainpipe via two curb-
and-gutter inlets at the intersection of Morena Boulevard and Frankfort Street and along Morena
Boulevard. From these two inlets, the storm drain system travels northwest into a collector along
West Morena Boulevard, where it then travels southwest approximately 1,500 feet until it enters
Tecolote Creek. After entering Tecolote Creek, runoff travels an additional several hundred feet and
then discharges into Mission Bay at the Enchanted Cove near Fiesta Island.

The southern portion of the project site is located within Federal Emergency Management Agency
Zone AO, which is designated as being within the 100-year floodplain and having average flood
depths of one foot. The portion of the 100-year flood zone within the project site is associated with
the Tecolote Creek and can be inundated by as much as 3 feet during heavy storm events.

2.4 Public Utilities and Services

2.4.1 Water Systems

The Public Utilities Department (PUD) provides water service to the project site. The PUD maintains
surface storage reservoirs, water treatment plants, and pump stations as part of their water system.
The water system also includes transmission and distribution pipelines to deliver potable water to
developed areas. The existing water distribution system in the project area includes an 8-inch public
water main located in Frankfort Street, adjacent to the project site. This 8-inch public water main
runs north-south along Frankfort Street, connecting with a 16-inch public water main located in
Morena Boulevard.

2.4.2 Wastewater Systems

The PUD provides wastewater collection, treatment, and disposal services to the San Diego region
through its Metropolitan Sewerage System. Existing sewer mains are located within existing utility
easements along Frankfort Street, Morena Boulevard, and West Morena Boulevard. Frankfort Street
contains an existing 24-inch and 6-inch sewer main. Morena Boulevard and West Morena Boulevard
contain an 8-inch sewer main that connects to the 6-inch sewer main in Frankfort Street.
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2.4.3 Fire Protection/Life Safety Service

Fire protection services to the project area are provided by the San Diego Fire - Rescue Department.
Fire Station 25 is the closest fire station to the project site, and serves the Bay Park community
within Clairemont Mesa. Emergency medical services are provided to the project site and
throughout the City of San Diego through a public/private partnership between the City's Emergency
Medical Services and the Rural Metro Corporation, which provides some personnel and some
ambulances.

2.4.4 Police Service

Police services are provided by the San Diego Police Department. The project site is located within
the boundaries of police Beat 116 of the San Diego Police Department, Northern Division. The
Northern Division Police Station is located approximately 6.9 miles north of the project site at
4274 Eastgate Mall in the La Jolla community. The Northern Division serves the neighborhoods of
Bay Ho, Bay Park, Clairemont Mesa East, Clairemont Mesa West, La Jolla, Mission Bay Park, Mission
Beach, North Clairemont, Pacific Beach, Torrey Pines, and University City.

2.4.5 Parks/Recreational Facilities

The City has over 38,930 acres of park and open space lands that offer a diverse range of recreation
opportunities. The planning area is served by four community parks, seven neighborhood parks, two
turfed school parks, and two lighted ball fields on school sites. The total acreage of these facilities is
112 acres. Seven of the CMCP park facilities are located adjacent to elementary and junior high
schools or former school sites that have been leased to private institutional uses. A number of
school playgrounds are open to the public after school hours, which provides additional
opportunities for recreation activity. Two community parks, located adjacent to Clairemont Mesa,
also serve the CMCP.

2.4.6 Library and School Facilities

The project site is located in the San Diego Unified School District, within the school boundaries for
Bay Park Elementary School, Marston Middle School, and Clairemont High School. Additionally,
School of the Madeleine, a private Catholic school serving preschool through eighth grade students,
private Francis Parker School serving junior kindergarten to twelfth grade students, and Mark Twain
Senior High alternative high school are also located near the project site. The City operates a central
library located in downtown San Diego and 35 branch libraries in neighborhoods throughout the
City. The closest libraries to the project area are the Clairemont Library located at 2920 Burgener
Boulevard and the Linda Vista Library located at 2160 Urlich Street.

2.5 Planning Context

Development projects in the City are generally guided by the City's General Plan, and more
specifically, by the applicable community plan. In addition, various other City, regional, and state
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plans, programs, and ordinances regulate the development of land within San Diego. A brief
description of each is provided below. A detailed evaluation of the project's consistency with
relevant plans and ordinances is provided in Section 4.1, Land Use, of this EIR.

General Plan: The City's General Plan sets forth a comprehensive long-term plan for development
within the City. The General Plan incorporates a City of Villages strategy, which redirects
development to areas with available urban amenities and includes the following 10 elements: Land
Use and Community Planning; Mobility; Urban Design; Economic Prosperity; Public Facilities,
Services, and Safety; Recreation; Conservation; Noise; Historic Preservation; and Housing.

Clairemont Mesa Community Plan: The CMCP contains community-specific development
objectives and policies that are refinements of citywide policies contained in the General Plan. The
CMCP identifies the project site as being within a Mobile Home Park Overlay Zone (although the site
contains an RV Park, not a Mobile Home park). As detailed in Section 3.4 the project would require a
General Plan Amendment and a Community Plan Amendment to change the land use designation to
Medium Density Residential (15 to 30 dwelling units per acre) and remove the CMCP Mobile Home
Park Overlay.

Draft Morena Corridor Specific Plan: The Morena Corridor Specific Plan is a current planning
effort to identify policies and recommendations addressing mobility and urban design to enhance
the Morena Boulevard corridor. The planning area covers approximately 300 acres bounded by
Gesner Drive to the north, I-5 to the west, and Friars Road to the south, including the project site.
This plan is expected to build upon the findings of the Morena Boulevard Station Area Planning
Study that provided planning recommendations for the areas adjacent to the planned Mid-Coast
trolley stations at Tecolote Road and Clairemont Drive.

Land Development Code (Municipal Code): The City's Municipal Code contains all the adopted
ordinances for the City. Chapters 11 through 15 are known collectively as the Land Development
Code and include applicable development regulations for the base zones of a project site, as well as
supplemental development regulations contained within the applicable overlay zones.

San Diego Airport Land Use Compatibility Plan (ALUCP): The purpose of an ALUCP is to provide
for the orderly growth of airports and the areas surrounding the airports, and to safeguard the
general welfare of inhabitants within an airport's vicinity. The project is located approximately
2.56 miles north of the San Diego International Airport. Although not located within the flight path,
the project site is located within Review Area 2 of the ALUCP.

Air Quality Plans: Air quality plans provide an overview of the region's air quality and identify the
pollution-control measures needed to expeditiously attain and maintain air quality standards. The
region’s plans include the San Diego Regional Air Quality Strategy (RAQS), addressing state
requirements, and the San Diego portion of the California State Implementation Plan (SIP),
addressing federal requirements.

Water Quality Control Plan: The Water Quality Control Plan for the San Diego Basin designates
beneficial uses for water bodies in the San Diego region, and establishes water quality objectives
and implementation plans to protect those beneficial uses.
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San Diego Forward: The Regional Plan: The San Diego Association of Governments is the regional
authority that creates region-specific documents to provide guidance to local agencies. The Regional
Plan combines two of the region’s existing planning documents: the Regional Comprehensive Plan
for the San Diego Region and the Regional Transportation Plan/Sustainable Communities Strategy.

City of San Diego Climate Action Plan: The City of San Diego Climate Action Plan (CAP) identifies
measures to meet greenhouse gas (GHG) reduction targets for 2020 and 2035. The CAP consists of a
2010 inventory of GHG emissions, a business-as-usual projection for emissions at 2020 and 2035,
state targets, and emission reductions with implementation of the CAP. The City identifies GHG
reduction strategies focusing on energy- and water-efficient buildings; clean and renewable energy;
bicycling, walking, transit, and land use; zero waste; and climate resiliency. As a means to implement
the CAP, the City created a Consistency Checklist utilized by projects to ensure compliance with the
measures identified in the CAP.
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Chapter 3.0
Project Description

3.1 Project Background and Planning Context

The project would develop a 6.21-acre project area (5.73-acre project site and 0.48-acre off-site
improvements and right-of-way dedication) with 150 multi-family units within the Clairemont Mesa
Community Plan (CMCP) area, adjacent to Morena Boulevard. The project would require approval of
a Community Plan Amendment to allow for higher residential densities than currently allowed under
the existing CMCP, but would be developed consistent with the adopted CMCP height restrictions for
this area. Proposed densities are intended to provide transit supportive land uses within a transit
priority area, consistent with the City of San Diego (City) General Plan City of Villages Strategy and
Climate Action Plan. The project would allow for increased residential density in anticipation of
completion of the Mid-Coast Corridor Transit Project that would result in an extension of trolley
service from Downtown to University City, including a trolley stop at Tecolote Road, located just
south of and within walking distance of the project site. The trolley extension is currently under
construction and is anticipated to be operational in 2021 (SANDAG 2017). Although it is anticipated
that higher density land uses would ultimately be approved as part of a comprehensive CMCP
update, this project proposes a stand-alone community plan amendment to allow higher density
residential development in advance of the CMCP update. Additionally, the project site is located
within the Draft Morena Corridor Specific Plan area which is intended to provide policies and
recommendations that address mobility and urban design to enhance growth along the Morena
Boulevard corridor.

3.2 Project Objectives

In accordance with the California Environmental Quality Act Guidelines Section 15124, the following
primary objectives support the purpose of the project, assist the lead agency in developing a
reasonable range of alternatives to be evaluated in this EIR, and ultimately aid decision-makers in
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preparing findings and overriding considerations, if necessary. The primary project objectives are as
follows:

e Provide housing to accommodate increasing growth in the region.
e Enhance the visual character of the site as viewed from Morena Boulevard.
e Provide development that is consistent with the City of Villages and Smart Growth principles.

e Develop the site consistent with the scale and character of development in the surrounding
area and the CMCP area.

3.3 Project Characteristics

3.3.1 Development Summary

The project requires a General Plan Amendment to amend the Land Use and Street System Map to
identify the site as entirely Residential, and a Community Plan Amendment to the CMCP to remove
the mobile home park overlay and apply a medium density residential designation to the site, which
would permit 15 to 30 dwelling units per acre. Additionally, the project requires approval of: a
rezone from the RS-1-7 and CC-4-2 zones to the RM-2-5 zone; a Vesting Tentative Map to consolidate
parcels and dedicate public right-of-way; a Planned Development Permit to allow for deviations to
the retaining wall height regulations; deviations from the setback regulations to allow carports and
trash enclosures to be located within the northern property line setback, allowing the clubhouse
building to encroach into the front yard setback and building #6 to encroach into the side yard along
Morena Boulevard; and deviation from the 7-foot horizontal dimension along one plane for assigned
unit storage. Additionally, a Site Development Permit is required due to the location of the project
within a special flood hazard area, which qualifies as Environmentally Sensitive Lands.

The project includes development of 150 multi-family dwelling units that would be made available
for rent on a 5.73-acre project site located just east of Morena Boulevard, west of Frankfort Street,
and south of Tonopah Avenue (1577-79 Morena Boulevard) within the CMCP area of the City. The
project site includes two parcels (Assessor Parcel Numbers 436-020-40 and 436-020-41). An
additional 0.48 acre would be dedicated as street right-of-way along West Morena Boulevard,
Morena Boulevard, and Frankfort Street. Refer to Figures 2-1 through 2-3 for the regional location,
project location on a U.S. Geological Survey map, and an aerial photograph of the project vicinity,
respectively.
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The project includes removal of the existing Coastal Trailer Villa recreational vehicle (RV) park,
removal of the truck/RV storage use and demolition of existing residences on the northern project
parcel, and construction of 150 multi-family residences (apartments) with on-site amenities, as
shown on the project site and grading plan (Figure 3-1) and architectural site plan (Figure 3-2) and
summarized in Table 3-1. The apartments would be developed at a density of 26.3 dwelling units
per acre and would be accommodated in nine, three-story buildings surrounded by a landscape
perimeter and open space areas and with access to private on-site recreational amenities including
a clubhouse and a pool. Building heights would be within allowable height limits (30 feet) as
required under the CMCP. Refer to Figures 3-3a through 3-3c for exterior elevations of the proposed
structures.

Table 3-1
Project Development Summary

Land Use Quantity
Multi-family Residential Units

150 units
Unit A - 75 - 1 bed/1 bath (785 sf) .
Unit B - 45 - 2 bed/2 bath (1,175 sf) (21 1'25;;';';; 9;)3'St°ry
Unit C - 30 - 2 bed/2 bath (1,143 sf) 8
Clubhouse (leasing/reception area, club room, 4,400 sf

fitness center, restrooms)
Pool house (pool restrooms) 319 sf
sf=square feet

3.3.2 Private Recreational Facilities and Open Space

The project would provide private and common open space areas for residents consistent with City
Municipal Code requirements as detailed in Table 3-2. Private recreational facilities include a
clubhouse, fitness center, and pool area. The clubhouse would include a manager office and
business center for leasing services associated with the apartment complex. A club room, restrooms
and lounge room with kitchen amenities would be available for tenant use. A fitness center with
restrooms would also be provided for future tenants. A pool area with a pool, spa, fire pit, lounge
chairs, and a pool house (restrooms) would also be provided on-site just west of the fitness center.
These amenities would be surrounded by landscaping and would be located at the southern end of
the site adjacent to Morena Boulevard.

Table 3-2
Project Open Space Summar

Open Space

Type (square feet)
Common Usable Open Space 15,084
- Courtyard areas (8,598)

- Recreational Area (pool, gym, recreation room,
(6,486)
clubhouse courtyard)

Private Residential Decks/Balconies 13,455
Total Usable Open Space 28,539
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3.0 Project Description

3.3.3 Landscape Design

The overall landscape plan is shown in Figure 3-4a with detail landscape concepts provided in
Figures 3-4b and 3-4c. An approximate 10-foot-wide landscaped area would be provided around all
proposed structures on the project site and landscaping would be installed around the project
perimeter at street frontages. A pedestrian entrance with enhanced paving and an entry monument
wall would be provided at the corner of Morena Boulevard and Frankfort Street. An American with
Disabilities Act compliant pedestrian ramp would also be accessible from that location. The project
would be consistent with all City requirements relating to minimum planting and landscaped area
requirements and would install drought-tolerant landscaping requiring very low water use, in addition
to some medium water use landscaping.

The project design includes a Mediterranean landscaping theme, retaining walls, decorative walls,
and noise attenuating walls/fencing around the perimeter of the project site as depicted on
Figure 3-5. Along the street frontages, a 6-foot-high combination theme wall would be installed that
includes a 2-foot-high wall with stucco to match the project architecture combined with 4-foot-high
decorative fencing. The wall is designed with articulation through the use of pilasters. Shrubbery
would be utilized to mask the combination theme wall, which would include cascading shrubs as
well as screening shrubs down the wall to help screen and provide additional visual interest to the
wall. In addition, screening vines would be utilized to further screen the wall. A 6-foot-high
combination stucco and glass wall would be installed around the pool and recreational areas in
order to attenuate road noise at outdoor use areas. A 6-foot-high block wall would be installed at
the northwest property line bordering the adjacent property. At the northeastern property line at
the bottom of the slope below Tonopah Avenue, an 18-foot-high split face block retaining wall with
an additional 42 inches of cable guardrail fencing would be installed to support the existing slope.
The base of the wall would be planted with shrubs that would climb and screen the wall with
vegetative material. At the top of the slope at Tonopah Avenue, a new 6-foot-high tube steel fence
would be installed to replace the existing chain link fence.

3.3.4 Parking

Based on the proposed multi-family residential use, total parking requirements for the site would be
263 vehicular parking spaces, 1 accessible space, 68 bicycle parking spaces, and 15 motorcycle
spaces. The project would provide parking in excess of City requirements, as detailed in Table 3-3.

Table 3-3
Parking Summary

Type Required Spaces Spaces Provided
267 spaces total
e 99 attached garages
Vehicular Parking 263 s'paces e 52 detached carports (includes 1 accessible)
1 accessible space . .
e 115 open spaces (includes 2 accessible)
e 1 detached garage/maintenance

Motorcycle 16 spaces
. 15
Parking
Bicycle Parking 68 70 spaces (10 bike racks located throughout)

Morena Apartment Homes Project EIR
Page 3-9



Map Source: GMP Landscape architecture and Planning
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ALL LANDSCAPE AND IRRIGATION SHALL
CONFORM TO THE STANDARDS OF THE CITY-WIDE
LANDSCAPE REGULATIONS AND THE CITY OF SAN
DIEGO LAND DEVELOPMENT MANUAL LANDSCAPE
STANDARDS AND ALL OTHER LANDSCAPE
RELATED CITY AND REGIONAL STANDARDS.

MINIMUM TREE SEPARATION DISTANCE:
TRAFFIC SIGNALS/STOP SIGNS - 20'
UNDERGROUND UTILITY LINES - 5'

SEWER UTILITY LINES - 10'

ABOVE GROUND UTILITY STRUCTURES - 10"
DRIVEWAY ENTRIES - 10

INTERSECTIONS (INTERSECTING CURB LINES OF TWO STREETS) - 25
*5' FOR RESIDENTAIL STREETS RATED 25MPH OR LOWER

IRRIGATION: AN AUTOMATIC, ELECTRICALLY
CONTROLLED IRRIGATION SYSTEM SHALL BE
PROVIDED AS REQUIRED BY LDC 142.0403(C) FOR
PROPER IRRIGATION, DEVELOPMENT, AND
MAINTENANCE OF THE VEGETATION IN A
HEALTHY, DISEASE-RESISTANT CONDITION. THE
DESIGN OF THE SYSTEM SHALL PROVIDE
ADEQUATE SUPPORT FOR THE VEGETATION
SELECTED.

NO TREES OR SHRUBS EXCEEDING 3' IN HEIGHT AT MATURITY
SHALL BE INSTALLED WITHIN 5' OF ANY PUBLIC WATER
FACILITIES OR WITHIN 10" OF ANY PUBLIC SEWER FACILITIES.

A MINIMUM ROOT ZONE OF 40 SF IN AREA SHALL BE PROVIDED
FOR ALL TREES. THE MINIMUM DIMENSION FOR THIS AREA

SHALL BE 5 FEET, PER SDMC 142.0403(B)(5).

MULCH: ALL REQUIRED PLANTING AREAS AND ALL
EXPOSED SOIL AREAS WITHOUT VEGETATION
SHALL BE COVERED WITH MULCH TO A MINIMUM
DEPTH OF 3 INCHES, EXCLUDING SLOPES
REQUIRING REVEGETATION PER SDMC 142.0411.

TREE ROOT BARRIERS SHALL BE INSTALLED WHERE TREES ARE
PLACED WITHIN 5 FEET OF PUBLIC IMPROVEMENTS INCLUDING
WALKS, CURBS, OR STREET PAVEMENTS OR WHERE NEW
PUBLIC IMPROVEMENTS ARE PLACED ADJACENT TO EXISTING

TREES. THE ROOT BARRIER WILL NOT WRAP AROUND THE ROOT

BALL.
NO FENCES/SHRUBS GREATER THAN 36 INCHES IN
HEIGHT ARE PERMITTED IN THE VISIBILITY AREAS
OF THE PROPOSED DRIVEWAYS AND STREET
INTERSECTIONS. NO WALLS HIGHER THAN 36
INCHES AND NO VEGETATION HIGHER THAN 24
INCHES WILL BE PROPOSED IN THE VISIBILITY
AREAS.

MAINTENANCE: ALL REQUIRED LANDSCAPE AREAS SHALL BE
MAINTAINED BY THE PROPERTY OWNER. LANDSCAPE AND
IRRIGATION AREAS IN THE PUBLIC RIGHT-OF-WAY SHALL BE
MAINTAINED BY THE PROPERTY OWNER. THE LANDSCAPE AREAS

SHALL BE MAINTAINED FREE OF DEBRIS AND LITTER, AND ALL
PLANT MATERAL SHALL BE MAINTAINED IN A HEALTHY GROWING

CONDITION. DISEASED OR DEAD PLANT MATERIAL SHALL BE
SATISFACTORILY TREATED OR REPLACED PER THE CONDITIONS
OF THE PERMIT.

VEGETATION SHALL BE SELECTED AND
MAINTAINED IN SUCH A MANNER AS TO ALLOW
IMMEDIATE ACCESS TO ALL HYDRANTS,
WINDOWS, AND OTHER DEVICES OR AREAS USED
FOR FIREFIGHTING PURPOSES. VEGETATION
SHALL NOT OBSTRUCT ADDRESS NUMBERS OR
INHIBIT THE FUNCTIONING OF ALARM BELLS,
HORNS OR STROBES.

% PERMANENT REVEGETATED AND IRRIGATED SLOPE PLANTING
:ﬁ; 2:1 SLOPE OVER 15' IN HEIGHT
AREA TO RECEIVE HYDROSEED MIX AND DROUGHT TOLERANT TREES AND
SHRUBS PLANTED AT A MINIMUM RATE OF ONE PLANT PER 100SF WITH AN
AUTOMATIC, BELOW GRADE, PERMANENT IRRIGATION SYSTEM. WILL BE

MAINTAINED BY THE PROPERTY OWNER. SEE SHEET L2 FOR PLANT LIST.
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