THE CITY OF SAN DIEGO

DATE OF NOTICE: April 29, 2022

NOTICE OF AVAILABILITY
DRAFT ENVIRONMENTAL IMPACT REPORT

DEVELOPMENT SERVICES DEPARTMENT
SAP No.: 24007662

The City of San Diego (City), as Lead Agency, has prepared a draft Environmental Impact Report for the following
proposed project and is inviting your comments regarding the adequacy of the document. The draft Environmental
Impact Report and associated technical appendices have been placed on the City's California Environmental Quality
Act (CEQA) web-site at http://www.sandiego.gov/ceqga/draft.

HOW TO SUBMIT COMMENTS: Comments on this draft Environmental Impact Report must be received by
close of business on June 13, 2022 to be included in the final document considered by the decision-making
authorities. When submitting comments, please reference the project name and number (Paseo Montril/No.
658273). The City requests that all comments be provided electronically via email at: DSDEAS@Sandiego.gov.
However, if a hard copy submittal is necessary, it may be submitted to: E. Shearer-Nguyen, City of San Diego
Development Services Center, 1222 First Avenue, MS 501, San Diego, CA 92101.

GENERAL PROJECT INFORMATION:
e Project Name: Paseo Montril
® Project No. 658273
e SCH No. 2021030038
e Community Plan Area: Rancho Pefiasquitos
e Council District: 5

PROJECT DESCRIPTION: A GENERAL PLAN AMENDMENT to redesignate a portion of the site from Park, Open Space
and Recreation to Residential; a Rancho Pefiasquitos Community Plan Amendment to redesignate a portion of the
site from Open Space to Low-Medium Density Residential; A REZONE from RM-2-5 and RS-1-14 to RM-1-1
(Residential-Multiple) and OC-1-1 (Open Space-Conservation); SEWER EASEMENT VACATION; VESTING TENTATIVE
MAP to create two lots; PLANNED DEVELOPMENT PERMIT ; and a SITE DEVELOPMENT to construct a multi-family
residential development that would adhere to Design Guidelines specifically developed for the site. The 4.9-acre Lot
1 would construct 55 multi-family residential units within five separate structures. The structures would be
clustered in the center of Lot 1 near the terminus of Paseo Montril. Each structure would be up to 40 feet in height.
Each unit would include a one or two-car garage. The development would include exterior open space use areas
intended for residents to utilize, including a dog park, community bar-b-que and picnic areas, and landscaped areas
with seating. The 10.3-acre Lot 2 would consist of an open space lot that would be preserved within a Covenant of
Easement. Various site improvements would also be constructed, including on- and offsite infrastructure
improvements comprised of water lines, sewer mains, storm drain system, electrical, hardscape, landscaping, other
utilities, signage, parking, and retaining walls. Allowable deviations from development standards are proposed that
include side yard setback, front yard setback, and building height, retaining wall, and steep slope encroachment
deviations. The vacant approximate 15.2-acre project site is located at the terminus of Paseo Montril. The General
Plan designates the site Park, Open Space and Recreation. Per the Rancho Pefiasquitos Community Plan, the site's
land use designation is Open Space and the zone is RM-2-5 (Residential Multiple) and RS-1-14 (Residential-Single).


http://www.sandiego.gov/ceqa/draft
mailto:DSDEAS@Sandiego.gov

Additionally, the site is within Airport Influence Area (MCAS Miramar -Review Areas 2), Airport Land Use
Compatibility Overlay Zone (MCAS Miramar). (ASSESSOR'S PARCEL NUMBER: 315-020-55-00.) The site is not
included on any Government Code listing of hazardous waste sites.

APPLICANT: TriPointe Homes

RECOMMENDED FINDING: The draft Environmental Impact Report determined the proposed project could result
in potential significant environmental effects in the following areas: Land Use, Transportation, Air Quality and
Odor, Biological Resources, Energy, Geologic Conditions, Greenhouse Gas Emissions, Health and Safety,
Hydrology, Noise, Paleontological Resources, Population and Housing, Public Services and Facilities, Public
Utilities, Tribal Cultural Resources, Visual Effects/Neighborhood Character, Water Quality, Wildfire and
Cumulative.

AVAILABILITY IN ALTERNATIVE FORMAT: To request this Notice, the draft Environmental Impact Report, and/or
supporting documents in alternative format, please email the Development Services Department at
DSDEASNoticing@sandiego.gov. Your request should include the suggested recommended format that will assist
with the review of documents.

Additional Information: For environmental review information, contact E. Shearer-Nguyen at (619) 446-5369. For
information regarding public meetings/hearings on this project, contact Development Project Manager, Martin
Mendez, at (619) 446-5309. This Notice was published in the SAN DIEGO DAILY TRANSCRIPT and distributed on
April 29, 2022.

Raynard Abalos
Deputy Director
Development Services Department
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ENVIRONMENTAL IMPACT REPORT

THE CITY OF SAN DIEGO

SUBJECT:

Project No. 658273
SCH No. 2021030038

Paseo Montril: A GENERAL PLAN AMENDMENT to redesignate a portion of the site from
Park, Open Space and Recreation to Residential; a Rancho Pefiasquitos Community Plan
Amendment to redesignate a portion of the site from Open Space to Low-Medium
Density Residential; A REZONE from RM-2-5 and RS-1-14 to RM-1-1 (Residential-Multiple)
and OC-1-1 (Open Space-Conservation); SEWER EASEMENT VACATION; VESTING
TENTATIVE MAP to create two lots; PLANNED DEVELOPMENT PERMIT; and a SITE
DEVELOPMENT PERMIT to construct a multi-family residential development that would
adhere to Design Guidelines specifically developed for the site. The 4.9-acre Lot 1 would
construct 55 multi-family residential units within five separate structures. The structures
would be clustered in the center of Lot 1 near the terminus of Paseo Montril. Each
structure would be up to 40 feet in height. Each unit would include a one or two-car
garage. The development would include exterior open space use areas intended for
residents to utilize, including a dog park, community bar-b-que and picnic areas, and
landscaped areas with seating. The 10.3-acre Lot 2 would consist of an open space lot
that would be preserved within a Covenant of Easement. Various site improvements
would also be constructed, including on- and offsite infrastructure improvements
comprised of water lines, sewer mains, storm drain system, electrical, hardscape,
landscaping, other utilities, signage, parking, and retaining walls. Allowable deviations
from development standards are proposed that include side yard setback, front yard
setback, and building height, retaining wall, and steep slope encroachment deviations.
The vacant approximate 15.2-acre project site is located at the terminus of Paseo
Montril. The General Plan designates the site Park, Open Space and Recreation. Per the
Rancho Pefiasquitos Community Plan, the site’s land use designation is Open Space and
the zone is RM-2-5 (Residential Multiple) and RS-1-14 (Residential-Single). Additionally,
the site is within Airport Influence Area (MCAS Miramar -Review Areas 2), Airport Land
Use Compatibility Overlay Zone (MCAS Miramar). (ASSESSOR'S PARCEL NUMBER: 315-
020-55-00.) The site is not included on any Government Code listing of hazardous waste
sites. Applicant: Tripointe Homes.

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, Transportation, Air Quality and Odor, Biological
Resources, Energy, Geologic Conditions, Greenhouse Gas Emissions, Health and Safety,
Hydrology, Noise, Paleontological Resources, Population and Housing, Public Services and
Facilities, Public Utilities, Tribal Cultural Resources, Visual Effects/Neighborhood Character,
Water Quality, Wildfire and Cumulative. The EIR concluded that project impacts to Air Quality,
Biological Resources, and Noise would be mitigated to below a level of significance. However,
Land Use, Transportation, and Greenhouse Gas Emissions impacts were concluded to be
significant and unmitigated. All other impacts analyzed in the Draft EIR were either determined to
have no impact or 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.

Federal Government
MCAS Miramar Air Station (13)
U.S. Fish & Wildlife Service (23)

State of California

Caltrans, District 11 (31)

Department of Fish and Wildlife (32)

Department of Toxic Substance Control (39)

State Clearinghouse (46)

California Transportation Commission (51)

California Department of Transportation (51A)
California Department of Transportation (51B)
California Native American Heritage Commission (56)

City of San Diego

Mayor's Office (91)

Councilmember LaCava, District 1 (MS 10A)
Councilmember Campbell, District 2 (MS 10A)
Councilmember Whitburn, District 3 (MS 10A)
Councilmember Montgomery, District 4 (MS 10A)
Councilmember von Wilpert, District 5 (MS 10A)

City of San Diego - continued
Councilmember Cate, District 6 (MS 10A)




Councilmember Campillo, District 7 (MS 10A)
Councilmember Moreno, District 8 (MS 10A)
Councilmember Elo-Rivera, District 9 (MS 10A)
Development Services Department
Environmental Analysis Section - Elizabeth Shearer-Nguyen
LDR Transportation - Ismail Elhamad
LDR Transportation - Ann Gonsalves
LDR Landscaping - Vanessa Kohakura
LDR Engineering - Sean Torres
Fire-Review - Mark Dossett
LDR Geology - Patrick Thomas
LDR Planning - Matthew Kessler
LDR Planning - Joseph Stanco
Water and Sewer Development - Gary Nguyen
Development Project Manager - Martin Mendez
Environmental Services Department
Planning Department
Plan-Long-Range Planning - Shannon Mulderig
Plan-Public Facilities Planning - Alfonso Gastelum
Parks and Recreation Department
Shannon Scoggins
Fire-Rescue Department
San Diego Police Department
Transportation Development - DSD (78)
Development Coordination (78A)
Fire and Life Safety Services (79)
San Diego Fire - Rescue Department Logistics (80)
Historical Resources Board (87)
San Diego Housing Commission (88)
City Attorney (93C)

Other Interested Organizations, Groups and Individuals
San Diego Association of Governments (108)

San Diego Regional County Airport Authority (110)
San Diego Transit Corporation (112)

Metropolitan Transit Systems (115)

Poway Unified School District (124)

San Diego Unified School District (132)

Sierra Club (165)

San Diego Natural History Museum (166)

San Diego Audubon Society (167)

Mr. Jim Peugh (167A)

California Native Plant Society (170)

Other Interested Organizations, Groups and Individuals - continued
Endangered Habitats League (182)




Endangered Habitats League (182A)

Carmen Lucas (206)

South Coastal Information Center (210)

San Diego Archaeological Center (212)

Save Our Heritage Organization (214)

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 (225 A-S)

California Department of Parks and Recreation (378)
Torrey Pines Associates (379)

Ranch Penasquitos (380)

Gary Akin (381)

Friends of Penasquitos Canyon Preserve (382)
Rancho Penasquitos Town Council (383)

Los Penasquitos Lagoon Foundation (384)

Los Penasquitos Canyon Preserve Citizens (385)
Debbie Knight, Friends of Rose Canyon (386)

Frank Landis, California Native Plant Society (387)
Cint Linton, lipay Nation of Santa Ysabel

Lisa Cumper, Jamul Indian Village

Jesse Pinto, Jamul Indian Village

John Stump

Richard Drury, Lozeau Drury LLP

Molly Greene, Lozeau Drury LLP

Alex Hardy

Ada Marin-Allen

Jimmy Ayala, Tripointe Homes, Applicant

Maykia Vang, Civil-Sense, Inc., Agent

Dawna Marshall, DUDEK Environmental Inc., Consultant

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.



() 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.

. 1: J/

3 OV April 29, 2022
Elizabeth Shearer-Nguyen Date of Draft Report

Program Manager
Development Services Department

Date of Final Report

Analyst: Shearer-Nguyen
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Executive Summary

This Environmental Impact Report (EIR) has been prepared for the proposed Paseo Montril Project
(project). This document analyzes the potential environmental effects associated with
implementation of the project. The EIR was prepared under the direction of the City of San Diego's
(City) Environmental Analysis Section and reflects the independent judgment of the City as lead
agency pursuant to the California Environmental Quality Act (CEQA) (California Public Resources
Code (PRC), Section 21000 et seq.) and the CEQA Guidelines (14 CCR 15000 et seq.). This EIR was
prepared to evaluate the environmental effects of the project.

ES.1  Purpose and Scope of the EIR

This EIR has been prepared in accordance with, and complies with the all criteria, standards, and
procedures of CEQA (Public Resources Code, Section 21000 et seq.), the CEQA Guidelines (14 CCR
15000 et seq.), and the City's EIR Preparation Guidelines. Per Section 21067 of CEQA and Sections
15367 and 15050 through 15053 of the CEQA Guidelines, the City is the lead agency under whose
authority this document has been prepared. As an informational document, this EIR is intended for
use by City decision-makers and members of the general public in evaluating the potential
environmental effects of the project.

This EIR provides decision-makers, public agencies, and the public in general with detailed information
about the potential significant adverse environmental impacts 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 project should it be approved. The EIR includes
recommended mitigation measures which, when implemented, would provide the lead agency with
ways to substantially minimize or avoid significant effects of the project on the environment, whenever
feasible. Alternatives to the project are presented to evaluate alternative development scenarios that
can further reduce or avoid significant impacts associated with the project.

ES.2  Project Location and Setting

The proposed project is located within the City of San Diego (City), in the Rancho Pefiasquitos
Community Planning area. The project proposes a development of 55 multi-family homes and
supporting improvements on the currently undeveloped site. The project is located west of the Sabre
Springs Planning Area, North of the Mira Mesa and Miramar Ranch North Planning Areas, in the
southeastern portion of the Rancho Pefiasquitos Community Planning Area. The project is bound by
Interstate 15 (I-15) to the south and east, Rancho Pefiasquitos Boulevard and commercial uses to the
west, and Via Del Sud and residential homes to the north. The project site is approximately 15.2 acres
(project site) of undeveloped land and an off-site area consisting of 0.85 acres of roadway where the
project will install underground utility improvements within the Paseo Montril roadway. In total, the
project area is approximately 16.05 acres (project area). The project site currently does not have a
specific address, but is located at the eastern terminus of the Paseo Montril cul-de-sac.
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Currently, the project site is undeveloped. The site is primarily characterized by undeveloped land
on a hillside, and includes native vegetation communities, non-native vegetation communities,
urban/developed land and disturbed habitat. Surrounding land uses include residential
development to the west, commercial development to the south, open space to the north, and
Interstate 15 (I-15) to the east.

ES.3  Project Objectives

The following are the goals and objectives of the project:

1. Assist the City of San Diego (City) in meeting state and local housing goals by providing
new housing.

2. Provide new housing opportunities to the City by utilizing an underutilized site not
currently planned for residential uses.

3. Provide an infill development.

Promote homeownership by providing for-sale units with entry-level housing market
product types.

5. Provide a cohesive design that is compatible in use, scale and character
with the surroundings.

6. Integrate the project into the existing topography of the site and cluster developmentin a
manner that reduces the grading footprint as well as impacts to environmental resources.

ES.4  Project Description

The project proposes the development of 55 multi-family homes and supporting improvements.
Development would occur within Lot 1, and Lot 2 would be preserved as open space. The
development within Lot 1 would be completed in conformance with the Paseo Montril Design
Guidelines (Design Guidelines).

Residential land uses would be developed within five separate buildings within Lot 1. The project site
would be graded into three terraces, with the lower terrace containing two residential buildings
(Buildings 1 and 2), the middle terrace containing one residential building (Building 5), and the upper
terrace containing two residential buildings (Buildings 3 through 4). The proposed residential
buildings would be three-stories tall and up to 40 feet in height and would require a deviation from
the Zoning Code Section 131.0443 height limit of 30 feet. The project would also include side yard
and front setback deviations. All of the proposed dwelling units would consist of one- to three-
bedroom townhomes and would include private garages. Proposed total parking spaces would be
142; with garage parking of 95 spaces and 47 parking spaces provided as surface parking.

Within the proposed residential development, the project includes recreational amenities, private
open space, and common open space. The proposed development would include a dog park near
the driveway entrance, a community bar-b-que area between Buildings 4 and 5, an outdoor amenity
space at the project entrance, and another outdoor amenity space at the northeastern corner of the
residential lot. These amenity spaces would total approximately 2,180 square feet. The dog park and
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other outdoor amenities would be available for use by the public while the remaining interior open
space areas would be dedicated to use by the residents. In addition, the project would include
private balconies and patios associated with each unit.

The project includes 11.6 acres of on-site open space and would be placed within a covenant of
easement (COE). This includes 1.30-acres within Lot 1 and the entirety of the 10.30 -acre Lot 2. The
COE would be provided to the City pursuant to the City’s Environmentally Sensitive Lands
Regulation requirements (see Chapter 14, Article 3, Division 1, Environmentally Sensitive Lands
Regulations), and would be maintained by the City in perpetuity pursuant to the City's Biology
Guidelines. The COE would include land use restrictions. No public access to the open space
preserve would be permitted.

The project’s landscape plan would include drought-tolerant native vegetation. The landscape
scheme would include a range of tree types, including vertical columnar trees, small accent trees,
large canopy trees, palms, and cylindrical trees. In addition, the landscaped areas would contain
large and small shrubs, and slope shrubs. The project would provide 7,115 square feet of planting
area, which would exceed the 4,854 square feet required by the Municipal Code.

Brush Management is required for development with structures that are within 100 feet of any
highly flammable area of native or naturalized vegetation. The project would implement the City’'s
Brush Management Regulations found in Section 142.0412 of the Land Development Code.

ES.5 Summary of Significant Impacts and
Mitigation Measures that Reduce or
Avoid Significant Impacts

Tables ES-1, located at the end of this section, summarizes the results of the environmental
analysis completed for the project pursuant to the CEQA Guidelines Section 15123(b)(1). Table ES-
1 identifies the significant impacts, mitigation measures to reduce and/or avoid significant
environmental effects, and concludes if the impact would be mitigated to below a level of
significance with implementation of mitigation measures. The mitigation measures listed in Table
ES-1 are also discussed within each relevant topic area and fully contained in Mitigation
Monitoring and Reporting Program.

As shown in Table ES-1, impacts related to air quality ,biological resources, and noise , were found to
be potentially significant unless mitigation is incorporated. While mitigation is identified, significant
impacts related to land use, transportation, and greenhouse gas emissions, would remain significant
and unavoidable.

ES.6  Areas of Controversy

Pursuant to CEQA Section 15123(b)(2), an EIR shall identify areas of controversy known to the lead
agency, including issues raised by the agencies, and the public, and issues to be resolved. The NOP
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for the EIR was distributed on March 2, 2021, for a 30-day public review and comment period, and a
pre- recorded presentation was made accessible to the public and available for viewing from March
2, 2021 through April 1, 2021 in Public comments were received on the NOP that reflect controversy
on several environmental issues.

Issues of controversy raised include concerns related to land use, transportation/circulation,
biological resources, visual effects and neighborhood character, health and safety, hydrology and
water quality, noise, greenhouse gases, cultural resources, and tribal cultural resources. The NOP,
comment letter, and public scoping meeting transcript are included in this EIR as Appendix A.

ES.7  Issues to be resolved by the
Decision-Making Body

The City Council must review the project and this EIR and determine if the project or one of the
alternatives presented in the alternatives analysis should be approved and implemented. If the
project is selected for approval, the City Council will be required to certify the EIR, determine
whether and how to mitigate significant impacts, and adopt associated Findings of Fact pursuant to
CEQA Guidelines Section 15091 for the following significant impacts identified in the EIR:

e Air Quality
e Biological Resources
e Noise

Furthermore, a Statement of Overriding Considerations pursuant to CEQA Guidelines Section 15093
would be required for those impacts found to be to be significant and unavoidable identified in the EIR:

e Land Use
e Transportation
e Greenhouse Gas Emissions

ES.8  Project Alternatives

CEQA requires that EIRs contain an analysis of alternatives to the project that would avoid or
substantially lessen environmental impacts. Section 15126.6(a) of the CEQA Guidelines states that an
EIR should “describe a range of reasonable alternatives to the project, or to the location of the
project, which would feasibly attain most of the basic objectives of the project, but would avoid or
substantially lessen any of the significant effects of the project, and evaluate the comparative merits
of the alternatives” (14 CCR 15000 et seq.). The selection of alternatives is governed by a “rule of
reason” that requires an EIR to evaluate only those alternatives necessary to permit a reasoned
choice (Section 15126.6(f)). The EIR should identify any alternatives that were considered by the lead
agency but were rejected as infeasible during the scoping process and briefly explain the reasons for
that determination (Section 15126.6(c)). Additionally, CEQA requires discussion of a No Project
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Alternative to give decision makers the ability to compare impacts of approving the project with
those of not approving the project (Section 15126.6(e)).

Pursuant to the CEQA Guidelines, a range of alternatives for Paseo Montril is considered in this EIR.
These alternatives were developed in the course of project planning, environmental review, and
public input. The discussion in this section provides a description of alternatives considered and an
analysis of whether the alternatives meet most of the objectives of the project.

Per CEQA Guidelines, Sections 15126.6 (b) and (c), the focus of this analysis is to determine (1)
whether alternatives are capable of avoiding or substantially lessening the significant environmental
effects of the project, (2) the feasibility of alternatives, and (3) whether an alternative meets all or
most of the basic project objectives. This chapter focuses on those alternatives that are capable of
reducing or eliminating significant environmental impacts, even if they would impede the attainment
of some project objectives or would be more costly. In accordance with Section 15126.6 (f)(1) of the
CEQA Guidelines, the factors that may be taken into account when addressing the feasibility of
alternatives are site suitability; economic viability; availability of infrastructure; general plan
consistency; other plans or regulatory limitations; jurisdictional boundaries; and whether the project
proponent can reasonably acquire, control, or otherwise have access to an alternative site.

ES.8.1  No Project/No Development Alternative

CEQA Guidelines Section 15126.6(e) requires that an EIR evaluate a “no project” alternative, along with
its impacts. The purpose of describing and analyzing a no project alternative is to allow a lead agency
to compare the impacts of approving the project to the impacts of not approving it. Specifically,
Section 15126.6(e)(3)(B) requires that an EIR for a development project on an identifiable property
address the no project alternative as circumstances under which the project does not proceed. As the
site is designated as open space by the General Plan (City of San Diego 2015b), it is reasonable to
assume the “no project” conditions would consist of no development. None of the improvements
resulting from the project would occur. Multi -family and affordable units would not be established, no
outdoor recreational amenities would be provided to residents, and no formal Covenant of Easement
to protect the open space would be completed. Instead, the site would be left as it exists today. As no
changes would occur, the No Project/No Development would avoid all significant impacts of the
project. The No Project/No Development Alternative would not meet any of the project objectives set
forth in Section 8.2, as it would not include housing or any development.

ES.8.2  Reduced Density Alternative

This alternative would have the same footprint of the proposed project, but the density would be
reduced. This alternative would reduce the number of multi-family homes proposed from 55 to 37
units. The intent of this alternative is to reduce the severity of impacts associated with
transportation. The City's Transportation Study Manual Screening Criteria indicate residential
projects of this size would screen out as less than significant, as a small project generating less than
300 average daily trips (ADT). The reduction to 37 units would generate approximately 296 ADT (at a
rate of 8 trips per dwelling unit). With this reduction, it is assumed that one building would be
eliminated and the remaining buildings would be reoriented within the project site. The buildings
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would remain the same height and design as the proposed project. The grading footprint and
retaining walls under this alternative would remain the same as the project as well. The same
discretionary actions as would be required for the project would be needed for this alternative,
including a General Plan Amendment, Community Plan Amendment, and Rezone. This alternative
would meet the objectives of the project, though to a reduced extent considering the reduction in
units. This alternative would be potentially feasible, but additional economic feasibility analysis
would be required in order to adopt this alternative.

The Reduced Density Alternative would reduce the severity of the project’s significant and unavoidable
impacts associated with transportation (Impact TRA-1) to a less than significant level considering a 37-unit
development would be considered a small project and would typically be presumed to have less than
significant VMT impact under the City’s criteria. Thus, this alternative would avoid the project’s significant
VMT impacts. While this alternative would reduce the overall level of greenhouse gas emissions due to a
reduction in dwelling units and vehicle trips compared to the project, it would not avoid the significant and
unavoidable greenhouse gas emission impacts due to a conflict with the City's CAP. As such, the land use
inconsistency impact (Impact LND-1) and GHG emissions impact (Impact GHG-1) would remain significant
and unavoidable under the Reduced Density Alternative similar to the project. All other impacts (air quality,
biological resources, and noise) would remain similar to the project.

ES.8.3 Construction Noise Avoidance Alternative

This alternative would result in a similar overall development to the proposed project, in that 55
multi-family units would be constructed within five individual buildings. The internal driveways and
alleys would be constructed in a similar manner compared to the proposed project, and on-site
residential amenities would remain the same. The intent of this alternative is to reduce the severity
of impacts associated with construction noise, specific to blasting and grading. Grading for this
alternative would vary from that under the proposed project, in that this alternative would require a
deviation that includes a steeper slope (1.5:1) between the residential Buildings 3 through 5 and the
single-family housing to the northwest. This would reduce grading by approximately 0.13 acres. The
same discretionary actions as would be required for the project would be required for this
alternative, including a General Plan Amendment, Community Plan Amendment, and Rezone. An
additional variance would be required for grading the slope at a more than 2:1 ratio. The
Construction Noise Avoidance Alternative would meet the objectives of the project, and this
alternative would be feasible to implement.

The Construction Nosie Avoidance Alternative would avoid Impact NOI-1 related to general construction
noise and reduce sensitive habitat impacts (Impact BIO-1). This alternative would result in blasting noise
and vibration impacts (Impacts NOI-2 and NOI-3) similar to the project. All other impacts (land use,
greenhouse gas, transportation, and air quality) would remain similar to the project as well.

ES.8.4  Environmentally Superior Alternative

Section 15126.6(e)(2) of the CEQA Guidelines states that if the No Project Alternative is the
environmentally superior alternative, the EIR shall also identify an environmentally superior
alternative from among the other alternatives. The context of an environmentally superior
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alternative is based on consideration of several factors, including the proposed project’s objectives
and the ability to fulfill the goals while reducing potential impacts to the environment.

Table ES-1 summarizes the analysis of the project alternatives analyzed in Chapter 9. As detailed in
the table, the No Project/No Development Alternative would have the fewest impacts. Under this
alternative, however, none of the project objectives would be met. As previously identified, Section
15126.6(e)(2) of the CEQA Guidelines states that “if the environmentally superior alternative is the
No Project Alternative, the EIR shall also identify an environmentally superior alternative among the
other alternatives.” Thus, the environmentally superior alternative, as identified in the analysis
above, would be the Reduced Density Alternative.

Table ES-1.
Comparison of Alternative Impacts to Project Impacts
Issue Areas with Alternatives Considered
Potentially Significant Proposed No Project/No Reduced | Construction Noise
Impacts Project Development Density Avoidance
Air Quality LTSM v v —_
Biological Resources LTSM v —_— v
Greenhouse Gas Emissions | SU A\ v -
Land Use SuU v —_ —_
Noise LTSM v — v
Transportation SuU v v —_—
Other CEQA Topics NS —_— - -
Notes:

A Alternative is likely to result in substantially greater impacts to issue when compared to proposed project.
— Alternative is likely to result in similar impacts to issue when compared to proposed project.

¥ Alternative is likely to result in substantially reduced impacts to issue when compared to proposed project.
NS = Not a potentially significant impact.

LTSM = Less than significant with mitigation measures.

SU = Significant and Unavoidable.

The Reduced Density Alternative would avoid the project’s significant and unavoidable
transportation impact (Impact TRA-1). However, while this alternative would reduce the amount of
greenhouse gas emissions generated by the project, the Reduced Density Alternative would not
avoid the project’s significant and unavoidable direct and cumulative impacts to greenhouse gas
emissions (Impact GHG-1) or conflict with the City's CAP (Impact LND-1). The following issue areas
that would be less than significant with or without mitigation under the proposed project, would be
slightly reduced under the Reduced Density Alternative: air quality, energy, population/housing,
public utilities, public services and facilities, and visual effects and neighborhood character. In
addition, this alternative would meet most of the project objectives.
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Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance

Impact Mitigation Measures After Mitigation
Land Use
The project would conflict with the MM-TRA-1 to MM-TRA-5, and MM-GHG-1 to MM-GHG-4 (see below) Significant and
General Plan's Housing Element and unavoidable.

Climate Action Plan (CAP), which would
result in a secondary greenhouse gas
emission (GHG) impact. Thus, the
project land use impact would be
significant (Impact LND-1).

Transportation
As the project is located in an area MM-TRA-1 Pedestrian Improvements. Prior to the issuance of | Significant and
above the 85th percentile mean VMT the first building permit, Permittee shall assure by unavoidable.
per Capita for the region, impacts permit and bond the construction/improvement of
associated with VMT would be standard City sidewalk along the south side Paseo
significant and unavoidable Montril, satisfactory to the City Engineer. The
(Impact TRA-1). improvements shall be completed and operational

prior to first occupancy. This includes providing a
continuous concrete sidewalk from the project
access to Rancho Pefiasquitos Boulevard.

MM-TRA-2 Bike Parking. Prior to the issuance of the first occupancy
permit, the Permittee shall provide 10 short term bike
parking spaces on site.

MM-TRA-3 Transit Passes. Prior to first occupancy, the Permittee
shall implement a transit subsidy program. The
subsidy value will be limited to the equivalent value of

Paseo Montril EIR 12476.01

April 2022 ES-8



ES - Executive Summary

Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance
Impact Mitigation Measures After Mitigation

25% of the cost of an MTS “Regional Adult Monthly/30-
Day Pass” (currently $72, which equates to a subsidy
value of $18 per month). Subsidies will be available on
a per unit basis to residential tenants for a period of
five years (five years after issuance of the first
occupancy permit). In no event shall the total subsidy
exceed $59,400. Permittee shall provide an annual
report to the City Engineer in each of the first five
years demonstrating how the offer was publicized to
residents and documenting the results of the program
each year, including number of participants and traffic
counts at the project entrance.

MM-TRA-4 Commute Trip Reduction Program. Prior to first
occupancy, the Permittee shall develop and implement
a commute trip reduction program that requires each
homeowner and tenant to be provided with a one page
flyer every year that provides information regarding
available transit, designated bicycle routes, local bicycle
groups and programs, local walking routes and
programs, and rideshare programs.

MM-TRA-5 Bicycle Micromobility Fleet. Prior to first of
occupancy, the Permittee shall provide one bicycle (up
to a $400 value) per unit to the first buyer of each unit.
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Table ES-2.

Summary of Significant Environmental Impacts and Mitigation

Impact

Mitigation Measures

Level of Significance
After Mitigation

Air Quality

The results of the HRA demonstrate
that the TAC exposure from
construction diesel exhaust emissions
would result in cancer risk of 22.63 in
1 million, which would exceed the 10
in 1 million threshold. Therefore, TAC
emissions from construction of the
proposed project would expose
sensitive receptors to substantial
pollutant concentrations and would
result in a potentially significant
impact (Impact AIR-1).

MM-AQ-1

Prior to the issuance of a grading permit, the grading
and construction plan notes shall specify that all 50-

horsepower or greater diesel-powered equipment is
powered with California Air Resources Board (CARB)-
certified Tier 4 Interim engines or better.

An exemption from this requirement may be granted if
(1) the applicant documents equipment with Tier 4
Interim engines or better are not reasonably available,
and (2) the required corresponding reductions in diesel
particulate matter (DPM) emissions can be achieved for
the project from other combinations of construction
equipment. Before an exemption may be granted, the
applicant's construction contractor shall: (1)
demonstrate that at least two construction fleet
owners/operators in San Diego County were contacted
and that those owners/operators confirmed Tier 4
Interim equipment or better could not be located within
San Diego County during the desired construction
schedule; and (2) the proposed replacement equipment
has been evaluated using California Emissions
Estimator Model (CalEEMod) or other industry standard
emission estimation method and documentation
provided to the City of San Diego to confirm that
project-generated construction emissions do not

Less than significant.
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Table ES-2.

Summary of Significant Environmental Impacts and Mitigation

Impact

Mitigation Measures

Level of Significance
After Mitigation

exceed applicable San Diego Air Pollution Control
District's carcinogenic (cancer) risk threshold.

Biological Resources

The proposed project would result in
direct impacts to sensitive vegetation
communities, consisting of 3.21 acres
of Tier Il Diegan coastal sage scrub
(including disturbed forms). Impacts
would be potentially significant
(Impact BIO-1).

The project would result in direct
impacts to special-status wildlife
species habitat, including coastal
California gnatcatcher, western
bluebird, orange-throated whiptail,
and Blainville’s horned lizard habitat.
Impacts would be potentially
significant (Impact BIO-2).

MM-BIO-1

Habitat Mitigation. Prior to issuance of a Notice to
Proceed or the first grading permit, the
owner/permittee shall mitigate upland impacts in
accordance with the City of San Diego Biology
Guidelines. Mitigation for impacts to 3.24 acres of
Diegan coastal sage scrub (including disturbed) shall
be accomplished on site at a 1.5:1 mitigation ratio by
on-site preservation of 4.86 acres of Tier Il habitat
also outside of the MHPA.

A total of 9.91 acres of Diegan coastal sage scrub
would remain on site following project
implementation. This project would utilize 4.86-acres
of that remaining area to mitigate for the project’s
direct impacts to Diegan coastal sage scrub. In
accordance with ESL regulations, the
owner/permittee shall convey a Covenant of
Easement to be recorded against the title in over the
remaining ESL area on the site.

Less than significant.
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Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance
Impact Mitigation Measures After Mitigation

Greenhouse Gas Emissions
The project would conflict with the City's | MM-GHG-1 CAP Strategy 1- Cool Roofs. Prior to the issuance of | Significant and

CAP or any applicable plan, policy, or residential building permits, the project applicant orits | unavoidable.
regulation for the purpose of reducing designee shall submit building plans illustrating that
GHG emissions (Impact GHG-1). residential structures shall meet the U.S. Green

Building Council standards for cool roofs. This is
defined as achieving a three-year solar reflectance
index (SRI) of 64 for a low-sloped roof and an SRI of
32 for a high-sloped roof.

MM-GHG-2  CAP Strategy 1 - Low Flow Plumbing Fixtures. Prior
to the issuance of residential building permits, the
project applicant or its designee shall submit building
plans illustrating that residential structures shall have
low flow fixtures including; kitchen faucets with a
maximum flow rate not to exceed 1.5 gallons per
minute at 60psi; standard dishwashers at 4.25
gallons per cycle; compact dishwashers at 3.5 gallons
per cycle and clothes washers with a water factor of 6
gallons per cubic feet of drum capacity.

MM-GHG-3  CAP Strategy 2 - Electrical Vehicle Charging
Stations. Prior to the issuance of building permits,
the proposed project applicant or its designee shall
submit building plans illustrating that the project
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Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance
Impact Mitigation Measures After Mitigation

provides electrical vehicle charging stations at 5% of
the on-site parking (6 spaces).

MM-GHG-4 Beyond CAP Strategy 2 - Electrical Vehicle Charging
Stations. Prior to the issuance of building permits, the
proposed project applicant or its designee shall
submit building plans illustrating that the project
provides an additional 5% of on-site parking as EV
capable spaces above Title 24 code and half of those
additional spaces as EV charging stations.

In addition, the project would also implement MM-TRA-1 to MM-TRA-
5 to reduce GHG emissions.

Noise
Construction noise during allowable MM-NOI-1 Temporary Construction Noise. Prior to issuance Less than significant.
daytime hours has the potential for of demolition, grading, or building permits,
noise to exceed the 75 dBA Leq 12- Mitigation Monitoring Coordination shall verify that
hour City threshold at the nearest project applicant or its contractor shall implement
residential receiver on occasion. Thus, one or more of the following options for on-site
temporary construction-related noise noise control and sound abatement means that, in
impacts would be potentially aggregate, would yield a minimum of approximately

significant (Impact NOI-1). 12 dBA of construction noise reduction during the
grading phase of the Project:

Predicted airborne noise levels from
blasting could exceed the City's standard

of 75 dBA Leq 12-hour for a blast event.

A. Administrative controls (e.g., reduce operating time
of equipment and/or prohibit usage of equipment
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Table ES-2.

Summary of Significant Environmental Impacts and Mitigation

Impact

Mitigation Measures

Level of Significance
After Mitigation

Thus, blasting operation noise impacts
would be considered potentially
significant (Impact NOI-2).

There is the potential for the blasting
associated with project excavation to
cause undue temporary annoyance
and damage risk to receiving
structures. Thus, vibration impacts
due to blasting events would be
considered potentially significant
(Impact NOI-3).

MM-NOI-2

typel[s] within certain distances to a nearest
receiving occupied off-site property).

B. Engineering controls (change equipment operating
parameters [speed, capacity, etc.], or install
features or elements that otherwise reduce
equipment noise emission [e.g., upgrade engine
exhaust mufflers]).

C. Install noise abatement on the site boundary
fencing (or within, as practical and appropriate) in
the form of sound blankets or comparable
temporary solid barriers to occlude construction
noise emission between the site (or specific
equipment operation as the situation may define)
and the noise-sensitive receptor(s) of concern.

Blasting Vibration and Noise Plan. Prior to
issuance of building permit, Mitigation Monitoring
Coordination shall verify that project applicant or its
contractor have prepared, and shall require the
implementation of, a blasting plan that will reduce
impacts associated with construction-related noise,
drilling operations and vibrations related to blasting.
The blasting plan shall be site specific, based on
general and exact locations of required blasting and
the results of a project-specific geotechnical
investigation. The blasting plan shall include a
description of the planned blasting methods, an
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Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance
Impact Mitigation Measures After Mitigation

inventory of receptors potentially affected by the
planned blasting, and calculations to determine the
area affected by the planned blasting. Noise
calculations in the blasting plan shall account for
blasting activities and all supplemental construction
equipment. The final blasting plan and pre-blast
survey shall meet the requirements provided below:

e Prior to blasting, a qualified geotechnical
professional shall inspect and document the
existing conditions of facades and other visible
structural features or elements of the nearest
neighboring off-site residential buildings. Should
this inspector determine that some structural
features or elements appear fragile or otherwise
potentially sensitive to vibration damage caused
by the anticipated blasting activity, the maximum
per-delay charge weights and other related blast
parameters shall be re-evaluated to establish
appropriate quantified limits on expected blast-
attributed PPV. The geotechnical professional
shall consider geologic and environmental factors
that may be reasonably expected to improve
attenuation of groundborne vibration between
the blast detonations and the receiving
structure(s) of concern.
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Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance
Impact Mitigation Measures After Mitigation

e All blasting shall be designed and performed by a
blast contractor and blasting personnel licensed
to operate per appropriate regulatory agencies.

e Each blast shall be monitored and recorded with an
air-blast overpressure monitor and groundborne
vibration accelerometer that is located outside the
closest residence to the blast. This data shall be
recorded, and a post-blast summary report shall be
prepared and be available for public review or
distribution as necessary.

e Blasting shall not exceed 1 ips PPV (transient or
single-event), or a lower PPV determined by the
aforesaid inspector upon completion of the pre-
blast inspection, at the facade of the nearest
occupied residence.

e To ensure that potentially impacted residents are
informed, the applicant will provide notice by
mail to all property owners within 500 feet of the
project at least 1 week prior to a scheduled
blasting event.

e Where a blast event may be expected to cause an
airborne noise level that exceeds the City's 12-hour
Leq Standard, the proposed project applicant or its
contractor(s) shall coordinate with the potentially
affected neighboring property owner-occupant for
permission to install at or near the proposed
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Table ES-2.
Summary of Significant Environmental Impacts and Mitigation

Level of Significance
Impact Mitigation Measures After Mitigation

project property line (to the extent feasible, given
the terrain of the proposed project vicinity) a field-
erected temporary noise wall (e.g., sound blankets
suspended from framing members, such as those
provided by Behrens & Associates, Pacific Sound
Control, or other vendors of comparable
equipment). The installing contractor shall be
responsible for determining the height and extent
of the temporary noise barrier, so that its proper
on-site implementation can be expected to provide
up to 15 dBA of noise reduction and thus enable
the 12-hour Leq representing the blast event noise
level to comply with the City’s standard of 75 dBA.

e Where a blast event may be expected to cause an
airborne noise level that contributes to
exceedance of the City's 12-hour Leq standard, the
proposed project applicant or its contractor(s)
shall utilize blasting noise abatement techniques
(at the discretion of the blast contractor) such as
steel or rubber blasting mats over sand/dirt, so
that its proper on-site implementation can be
expected to provide approximately 15 dBA of
noise reduction and thus enable the 12-hour Leq
representing the blast event noise level to comply
with the City's standard of 75 dBA.
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1 Introduction

This chapter provides the purpose and legal authority for this Environmental Impact Report (EIR) for
the proposed Paseo Montril Project (project), the EIR scope and process, and an explanation of how
the EIR is organized.

1.1 EIR Purpose

The purposes of an EIR are to accomplish the following:

¢ Inform governmental decision makers and the general public of the potentially significant
environmental effects of the proposed project.

e Identify the ways that environmental impacts can be avoided or significantly reduced.

e Reduce environmental impacts by identifying changes in the proposed project through the
use of alternatives or mitigation measures.

e Streamline environmental review for subsequent projects consistent with the project.

1.1.1 EIR Legal Authority

The City of San Diego (City) is the Lead Agency as defined by Section 21067 of the California
Environmental Quality Act (CEQA) is “the public agency which has the principal responsibility for
carrying out or approving a project which may have a significant effect upon the environment.” This
document complies with the criteria, standards, and procedures of CEQA (California Public
Resources Code, Section 21000 et seq.) and the State CEQA Guidelines (14 CCR 15000 et seq.).
Further, this document has been prepared as a project EIR pursuant to Section 15161 of the State
CEQA Guidelines

This EIR has been prepared in accordance with the City's EIR Guidelines (City of San Diego 2005) and
the City’'s CEQA Significance Determination Thresholds (City of San Diego 2016). This document
represents the independent judgment of the City as Lead Agency (State CEQA Guidelines Section).

1.1.2 Intended Use of the EIR

The EIR is an informational document that will provide decision makers, responsible or trustee
agencies (as defined under CEQA), other interested public agencies or jurisdictions, and members of
the general public with information about (1) the potential for significant adverse environmental
impacts that would result from the development of the proposed project, (2) possible ways to
minimize any significant environmental impacts, and (3) feasible alternatives to the proposed project
(California Public Resources Code (CCR), Section 21002.1[a]; 14 CCR 15121[a]). Responsible agencies
will use this EIR to fulfill their legal authority to issue permits for the proposed project.
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The EIR is informational in nature and is intended for use by City decision makers; other responsible,
trustee, or interested agencies; and the general public in evaluating the potential environmental
effects, mitigation measures, and alternatives of the project. This EIR provides detailed information
about the potential significant adverse environmental impacts of the project. By recognizing the
environmental impacts of the project, decision makers will have a better understanding of the
physical environmental changes that would accompany the approval of the project. The EIR includes
recommended mitigation measures which, when implemented, would substantially lessen or avoid
significant effects of the project on the environment, whenever feasible. Alternatives to the project
are presented to evaluate alternative development scenarios that can 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, defined in CEQA Guidelines Sections 15050 and 15367 as the “public
agency which has the principal responsibility for carrying out or approving a project.” This EIR is
intended to analyze the environmental impacts associated with the discretionary actions that
require ultimate approval by the San Diego City Council.

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 that have discretionary approval power over the project. A Trustee Agency is
defined in Section 15386 of the CEQA Guidelines as a state agency having jurisdiction by law over
natural resources affected by a project that are held in trust for the people of the state of California.
There are no United States Army Corps of Engineer or California Department of Fish and Wildlife
regulated impacts that would occur as part of the proposed project. Trustee and responsible agencies
for the proposed project include, but are not limited to the California Department of Fish and Wildlife,
San Diego Regional Water Quality Control Board, and United States Fish and Wildlife Services.

1.3 EIR Type
1.3.1 Type of EIR

This EIR has been prepared as a project EIR, as defined in Section 15161 of the CEQA Guidelines. A
project EIR should “focus primarily on the changes in the environment that would result from the
development project.” Furthermore, a project EIR should “examine all phases of the project including
planning, construction and operation.” The proposed project and other related actions are described
in Chapter 3, Project Description.
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1.3.2 Notice of Preparation

In reviewing the application for the project, the City concluded that the project could result in
potentially significant environmental impacts. As Lead Agency, the City prepared a Notice of
Preparation (NOP) on March 2, 2021 to all responsible and trustee agencies, as well as various
governmental agencies, including the Office of Planning and Research’s State Clearinghouse (SCH),
and interested individuals pursuant to CEQA Section 15097(a). Consistent with Section 21083.9 of
CEQA and Section 15082 of the CEQA Guidelines, a public scoping meeting was to be held to solicit
comments regarding the scope and analysis of the EIR. However, due to the state of emergency
related to the COVID-19 virus and in the interest of protecting public health and safety, the City
followed health mandates from Governor Newsom and the County of San Diego to slow the spread
of the COVID-19 virus by limiting public meetings. Therefore, the City did not conduct the in-person
scoping meeting. In accordance with mandated safety requirements outlined by the County of San
Diego, a pre-recorded presentation will be made accessible to the public and available for viewing
from March 2, 2021 through April 1, 2021 in lieu of a public scoping meeting to be held in person.

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 the NOP. The NOP and public comments
received are included as Appendix A of this EIR. Through these scoping activities, two issue areas
were determined not to be significant: agricultural resources and mineral resources, as described in
Chapter 7, Effects Found Not to be Significant. Based on the information available at the time, the
proposed project was determined to have the potential to result in significant environmental
impacts to the following subject areas:

e Air Quality e Population and Housing
e Biological Resources e Public Services

e Energy and Facilities

e Geologic Conditions e Public Utilities

e Greenhouse Gas Emissions e Transportation

e Health and Safety e Tribal Cultural Resources
e Hydrology e Visual Effects and N

eighborhood Character
e Water Quality
e Wildfire

e Land Use
e Noise
e Paleontological Resources

Subsequent to public review of the NOP, a Cultural Resources Report was prepared (Appendix N)
and it was determined that no cultural resources exist or are expected to occur within the project
area. Thus, the analysis was accordingly moved to Chapter 7, Effects Found Not to be Significant.

Refer to Chapter 7 for additional details.

Verbal and written comments received during the scoping process have been taken into
consideration during the preparation of this EIR. An outline of the issues noted during the scoping
process is contained in the Areas of Controversy/Issues to be Resolved discussion in the Executive
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Summary section. The environmental conditions evaluated as the baseline in this EIR are those that
existed at the time the NOP was circulated as described in Chapter 2, Environmental Setting.

1.3.3 EIR Organization

The content and format of this project EIR are in accordance with the most recent guidelines and
amendments to CEQA and the State CEQA Guidelines. Technical studies have been summarized
within individual environmental issue sections, and the full technical studies have been included in
the appendices.

The following is a brief overview of the chapters of this EIR:

e Executive Summary. This chapter provides a summary of the EIR; a brief description of the
proposed project; an identification of areas of controversy; and a summary table identifying
significant impacts, proposed mitigation measures, and the significance of impacts after
mitigation. A summary of the proposed project alternatives and a comparison of the
potential impacts of the alternatives with those of the proposed project are also provided.

e Chapter 1, Introduction. This chapter contains an overview of the legal authority, purpose,
and intended uses of the EIR, as well as its scope and content. It also provides a discussion of
the CEQA environmental review process, including public involvement.

e Chapter 2, Environmental Setting. This chapter describe the precise location of the project
with an emphasis on the physical features of the site and the surrounding areas. In addition,
the section provides a local and regional description of the environmental setting of the
project, as well as the zoning and General Plan/Community Plan land use designations of the
site and its contiguous properties, area topography, drainage characteristics, and vegetation.

e Chapter 3, Project Description. This chapter provides a detailed discussion of the
proposed project, including background, objectives, and key features.

e Chapter 4, History of Project Changes. This chapter outlines the history of the project and
any physical changes that were made to the project in response to environmental concerns
identified during the review of the project (i.e., in response to City’s review of the project, the
notice of preparation, or during the public review period for the Draft EIR).

e Chapter 5, Environmental Analysis. This chapter provides a detailed evaluation of the
potential environmental impacts associated with the proposed project. The topics analyzed in
this section include: land use, transportation, air quality, biological resources, energy,
geologic conditions, greenhouse gas emissions, health and safety, hydrology, noise,
paleontological resources, population and housing, public services, public utilities, tribal
cultural resources, visual effects, water quality, and wildfire. The analysis of each issue begins
with a discussion of the existing conditions, regulatory framework, and a statement of the
specific thresholds used to determine the significance of impacts, followed by an evaluation of
potential impacts and identification of specific mitigation measures to avoid or reduce
significant impacts (if any). A statement regarding the significance of the impact after
mitigation is also provided.

e Chapter 6, Cumulative Impacts. This chapter analyzes the proposed project in addition
to other cumulative projects in the surrounding area to determine potential impacts as a
result of all the projects all being implemented. It is noted that some topics are
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inherently cumulative, such as greenhouse gas emissions, and those topics are detailed
in Chapter 5 with summaries provided in Chapter 6.

e Chapter 7, Effects Found Not to Be Significant. This chapter describes issue areas that
were determined to be less than significant during the initial study phase for the
proposed project and were not analyzed in detail as part of the EIR. This Chapter
includes agricultural and forestry resources, cultural resources, and mineral resources.

e Chapter 8, Alternatives. This chapter provides a description of the alternatives to the
proposed project, including the No Project/No Build Alternative, Reduced Density Alternative
and Construction Noise Avoidance Alternative.

¢ Chapter 9, Mandatory Discussion Areas. This chapter evaluates the potential influence the
proposed project may have on economic or population growth within the project vicinity and
the region, either directly or indirectly. It identifies all of the issues determined in the scoping
and preliminary environmental review process to not be significant, and briefly summarizes
the basis for these determinations. It also identifies impacts that are significant and
unavoidable, or irreversible, as well as describes mandatory findings of significance.

e Chapter 10, Mitigation Monitoring and Reporting Program. This chapter identifies
significant impacts and the mitigation measures that would help to reduce such impacts.
Required in this chapter are the following: (1) the department responsible for monitoring, (2)
the monitoring and reporting schedule, and (3) the completion requirements.

e Chapter 11, References. This chapter lists all of the references cited in the EIR.

e Chapter 12, Individuals and Agencies Consulted. This chapter identifies all the agencies,
organizations, and individuals responsible for the preparation of the EIR.

Technical Appendices

Technical reports, used as a basis for much of the environmental analysis in the EIR, have been
summarized in the EIR outlined in Section 15147 of the CEQA Guidelines, and are included as appendices
to this EIR. The technical reports prepared for the proposed project and their location in the EIR are listed
in the table of contents.

Incorporation by Reference

As permitted by CEQA Guidelines Section 15150, this EIR references several technical studies and
reports. Information from these documents is briefly summarized in this EIR, and their relationship
to this EIR is described in the respective chapters. All reference materials are included in Chapter 11,
References, and are hereby incorporated by reference.

1.4 Public Review Process

The City, as Lead Agency, is responsible for the preparation and review of this EIR. The EIR review
process occurs in two basic stages. The first stage is the Draft EIR, which offers the public the
opportunity to comment on the document, and the second stage is the Final EIR, which will be
considered by the decision-maker when it evaluates the proposed project.
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1 - Introduction

1.4.1 Draft EIR

In accordance with CEQA Guidelines Section 15105, the Draft EIR is distributed for review to the
public and interested and affected agencies for a review period of 45 days. The purpose of the
review period is to allow the public an opportunity to provide comments “on the sufficiency of the
document in identifying and analyzing the possible impacts on the environment and ways in which
the significant effects of the project might be avoided and mitigated” (14 CCR 15204). In accordance
with CEQA Guidelines Sections 15085 and 15087(a)(1), upon completion of the Draft EIR, a notice of
completion will be filed with the State Clearinghouse and a notice of availability of the Draft EIR will
be issued in a newspaper of general circulation in the area. The public review period is from (April
29, 2022 to June 13, 2022). The EIR and all supporting technical studies and documents are available
for review at the City of San Diego, Development Services Department, 1222 First Avenue, FifthFloor,
San Diego, 92101-4153. An electronic copy of the EIR and the technical appendices are postedon the
City's website at www.sandiego.gov/ceqga/draft.

1.4.2 Final EIR

Comments addressing the scope and adequacy of the environmental analysis will be solicited during
the Draft EIR public review. Following the end of the public review period, the City, as the Lead
Agency, will provide written responses to comments received on the Draft EIR per CEQA Guidelines
Section 15088. All comments and responses will be considered in the review of the EIR. Responses
to the comments received during public review, a mitigation monitoring and reporting program,
findings of fact, and a statement of overriding considerations for any impacts identified in the Draft
EIR as significant and unmitigable will be prepared and compiled as part of the EIR finalization
process. The Final EIR will be finalized consistent with CEQA Guidelines Section 15088, prior to the
first public hearing. The culmination of this process is a public hearing where the decision-maker will
determine to certify the Final EIR and adopt the mitigation, monitoring, and reporting program,
Findings of Fact, and, a, Statement of Overriding Considerations as being complete and in
accordance with CEQA.
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2 Environmental Setting

This chapter provides a description of existing site conditions for the proposed Paseo Montril
Project (project). The existing setting addresses the project site and provides an overview of the
local and regional environmental setting, per Section 15125 of the California Environmental
Quality Act (CEQA) Guidelines.

2.1 Project Location

The proposed project is located within the City of San Diego (City), in the Rancho Pefiasquitos
Community Planning Area (Figure 2-1, Regional Location). The project site is approximately 15.2
acres (project site) of undeveloped land and an off-site area consisting of 0.85 acres of roadway
where the project will install underground utility improvements within the Paseo Montril roadway. In
total, the project area is approximately 16.05 acres (project area). The project is located west of the
Sabre Springs Planning Area, North of the Mira Mesa and Miramar Ranch North Planning Areas, in
the southeastern portion of the Rancho Pefiasquitos Community Planning Area (Figure 2-2, Project
Location). The project is bound by Interstate 15 (I-15) to the south and east, Rancho Pefiasquitos
Boulevard and commercial uses to the west, and Via Del Sud and residential homes to the north.
The project site currently does not have a specific address but is located at the eastern terminus of
the Paseo Montril cul-de-sac. The approximate centroid of the project area is within Section 17 of
Township 14 South, Range 2 West, of the Poway, California, U.S. Geological Survey 7.5-minute
topographic quadrangle.

2.2 Environmental Setting

2.2.1 Project Site

The project site is currently undeveloped. An aerial image of the existing project site is shown on
Figure 2-3, Project Site Aerial. The site is primarily characterized by undeveloped land on a
hillside, and includes native vegetation communities, non-native vegetation communities,
urban/developed land and disturbed habitat. The project site supports a small drainage swale
that originates from the residential development to the west and conveys runoff towards the
east to the Caltrans right-of-way. Several brow ditches are also located along the western side of
the site associated with the existing residential development to the west.

Topography on site ranges from 580 feet above mean sea level (MSL) at the northwest corner to
approximately 440 feet MSL at the southwest corner. According to the geotechnical investigation,
the project site is underlain by surficial deposits consisting of undocumented fill, topsoil,
weathered Metamorphic rock, and weathered Mesozoic age metamorphic rock (undifferentiated
Metamorphic rock) (Appendix E.1, Geotechnical Investigation).
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The off-site area consists of the existing Paseo Montril roadway and is comprised of
urban/developed land. Paseo Montril currently exists as a two-lane local roadway with a sidewalk
along the southern side. Paseo Montril includes striping near the Rancho Pefiasquitos Boulevard
intersection, as well as dedicated left-turn lane. The southern sidewalk is notably covered by
overgrown vegetation and not currently usable as a walkway for the entire extent. Refer to Section
2.2, Surrounding Roadway Network, for additional details regarding Paseo Montril.

The site includes two easements. A sewer easement located just east of the Paseo Montril cul-
de-sac granted to the City in 1986 and a public street easement to the benefit of the City that
extends over Paseo Montril.

2.2.2 Surrounding Environment

The surrounding development consists of residential to the west, commercial to the south, open
space to the north, and Interstate 15 (I-15) to the east. The adjacent residential to the west consists
of single-family residents and past the single-family residences are multi-family single-family
residences. The multi-family homes are located along the southbound lane of Rancho Pefiasquitos
Boulevard, including the Rancho Villas, Eaves Ranch Pefiasquitos, and Pefiasquitos Point complexes.
Additional multi-family homes exist along the portion of Paseo Montril to the west of Rancho
Pefiasquitos Boulevard.

To the south, adjacent to the project site and along Rancho Pefiasquitos Boulevard are a variety of
commercial and employment uses. The commercial areas include drive-thru/dine-in fast food
restaurants, gas stations, an auto repair shop, a hotel, and various other small-scale commercial
shops. To the west of the commercial areas are additional single-family neighborhoods.

To the east is I-15. The adjacent segment of I-15 is 14 lanes wide and includes an off-ramp adjacent
to the site to Rancho Pefasquitos Boulevard. Past the I-15 is open space and residential uses. The
residential uses include both single-family and multi-family residential. The open space that is
located 440 feet across the freeway includes City MSCP Multi-Habitat Planning Area (MHPA).

The adjacent area to the north is open space. Past the open space to the north is multi-family
residential and a site under development as a recreational vehicle storage facility. State Route 56
(SR-56) (Ted William Parkway) is located 0.5 miles to the north of the project site.

The closest public parks include the Views West Neighborhood Park to the northwest approximately
0.5 miles, the Sabre Springs Park approximate 0.6 miles to the east, and Ridgewood Park
approximately 0.7 miles to the southwest. There is also a playground about 0.5 miles to the north
accessible via a pedestrian path only that extends from Avenida Grande.

2.3 Planning Context

The following describes the plans, policies, and regulations that are applicable to the project.
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2.3.1 General Plan

The City's General Plan is comprised of 10 elements that provide a comprehensive slate of citywide
policies and further the City of Villages smart growth strategy for growth and development. The various
elements of the General Plan include: Land Use and Community Planning Element; Mobility Element;
Urban Design Element; Economic Prosperity Element; Public Facilities, Services, and Safety Element;
Recreation Element; Conservation Element; Noise Element; and Historic Preservation Element. It
recognizes and explains the critical role of the community planning program as the vehicle to tailor the
“City of Villages"” strategy for each neighborhood. It also outlines the plan amendment process and other
implementation strategies and considers the continued growth of the City beyond 2020 (City of San
Diego 2008). The project site is designated Park, Open Space, and Recreation in the General Plan, while
the off-site area is designated as Roads/Freeway/Transportation (City of San Diego 2008) (Figure 2-4,
Existing General Plan Land Use Designation).

2.3.2 Rancho Pefasquitos Community Plan

The Community Plan Area consists of approximately 6,500-acres located in the northern area of
the City. It is located west of I-15 between the existing communities of Carmel Mountain Ranch,
Sabre Springs, and Miramar Ranch North to the east, and Black Mountain, Torrey Highlands, and
Del Mar Mesa to the west. The Mira Mesa community is to the south, and the Rancho Bernardo
community lies to the north.

The Community Plan sets forth goals, policies, and proposals to guide future development within
the Community Plan Area. The Community Plan provides guidance for the orderly development of
the Rancho Pefiasquitos community, and emphasizes the importance of providing public facilities in
phase with development. The Community Plan identifies the issues and goals of the community with
respect to land use, public facilities, urban design and environmental constraints.

12 Community Plan Elements were developed and included within the Community Plan in order to
serve as a guide for development within the Community Plan Area. The 12 Community Plan
Elements include the Residential Element; Commercial Element; Neighborhood Planning Element;
Industrial Element; Community Appearance and Design Element; Transportation Element; Park and
Recreation Element; Open Space and Resource Management Element; Education Environment,
Public Facilities and Services Element; Marine Corps Air Station (MCAS) Miramar Element; and Social
Needs Element.

The overall land use plan for the Community Plan Area encompasses parcels designated for
residential, commercial, industrial, and open space. The project site is currently designated as Open
Space, as identified within the Community Plan Land Use Map (City of San Diego 2011) (Figure 2-5,
Existing Community Plan Land Use Designation).

2.3.3 Zoning

The majority of the project site is zoned as Residential-Multiple (RM-2-5), while the western corner
of the site is zoned as Residential-Single (RS-1-14) (Figure 2-6, Existing Zoning). The RM-2-5 zone
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allows for residential development of up to one dwelling unit for each 1,500 square feet of lot
area. The RS-1-14 zone allows for residential development of up to one dwelling unit per a
minimum lot size of 5,000 square feet. The off-site area is located within the Commercial-
Community (CC-1-3) zone and is currently constructed as a roadway. Permitted uses within the RM
zones include multiple-dwelling-unit development at varying densities. Each of the RM zones are
intended to establish development criteria that consolidate common development regulations,
accommodate specific dwelling types, and respond to locational issues regarding adjacent land
uses. Permitted uses within the RS zones include development of single-dwelling units that
accommodate a variety of lot sizes and residential dwelling types and which promote
neighborhood quality, character, and livability.

Airport Zones

The project site is within the Airport Influence Area (MCAS-Miramar), Airport Land Use Compatibility
Overlay Zone, as described in Section 2.3.4 below

Environmentally Sensitive Lands

The City's Environmentally Sensitive Lands (ESL) Regulations include sensitive biological
resources, steep hillsides, coastal beaches, sensitive coastal bluffs, and 100-year floodplains.
The project site does not contain coastal beaches or sensitive coastal bluffs. It does contain
sensitive biological resources (uplands and wetlands) and steep hillsides.

2.3.4 Regional Plans

In accordance with Section 15125(d) of the CEQA Guidelines, this environmental setting discussion
includes statements relative to conformance with applicable regional plans. In addition to the
City's General Plan and Community Plan described above, the following regional plans are
assessed for consistency.

Regional Air Quality Plan

The San Diego Air Pollution Control District and San Diego Association of Governments (SANDAG)
jointly developed the San Diego Regional Air Quality Strategy (RAQS) to identify feasible emissions
control measures to achieve compliance with the state ozone standard. The RAQS addresses volatile
organic compounds and oxides of nitrogen, which are the precursors to the photochemical
formation of ozone. The current RAQS was initially adopted in 1991 and most recently revised in
2016 (SDAPCD 2016). The San Diego Air Pollution Control District has also developed the San Diego
Air Basin's input to the State Implementation Plan, which is required under the federal Clean Air Act
for areas that are in nonattainment of air quality standards. The RAQS relies on information from
the California Air Resource Board and SANDAG, including mobile area source emissions and
information regarding projected growth in the county to project future emissions. The RAQS then
determines the strategies necessary for reduction of emissions through regulatory controls. The
project would propose development that has been anticipated in local air quality plan and would be
consistent with the RAQS. See Section 5.3, Air Quality, for further details.
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Airport Land Use Compatibility Plan - Marine Corps Air Station Miramar

The Airport Authority, which serves as the state-designated Airport Land Use Commission for San
Diego County, adopts airport land use compatibility plans (ALUCPs). ALUCPs serve as a tool for the
Airport Land Use Commission when conducting reviews of proposed land uses in areas surrounding
airports. The plans also assist the City, as an affected local land use jurisdiction, in the preparation or
amendment of land use plans and ordinances, including its General Plan.

Adopted in October 2008, and amended in December 2010 and November 2011, the Marine Corps
Air Station Miramar ALUCP provides for the orderly growth of the area surrounding the airport and
safeguards the welfare of the public within the vicinity of the airport. The project site is located
within Review Area 2 of the Airport Influence Area and the Marine Corps Air Station Miramar Real
Estate Disclosure Area, according to the Marine Corps Air Station Miramar ALUCP. Review Area 2
consists of locations beyond Review Area 1 but within the airspace protection and/or overflight
notification area. Limits on the heights of structures, particularly in areas of high terrain, are the only
restrictions on land use within Review Area 2.

Water Quality Control Plan for the San Diego Basin

The U.S. Environmental Protection Agency has delegated responsibility for implementation of
portions of the Clean Water Act to the State Water Resources Control Board and the Regional Water
Quality Control Boards (RWQCBs), including water quality control planning and control programs,
such as the National Pollutant Discharge Elimination System program. The National Pollutant
Discharge Elimination System program is a set of permits designed to implement the Clean Water
Act that apply to various activities that generate pollutants with potential to impact water quality.

The RWQCB adopted a Water Quality Control Plan (Basin Plan) for the San Diego Basin. This Basin
Plan sets forth water quality objectives for constituents that could potentially cause an adverse
impact on the beneficial uses of water. The Basin Plan is designed to preserve and enhance the
quality of water resources in the San Diego region. The purpose of the Basin Plan is to designate
beneficial uses of the region’s surface waters and groundwater, designate water quality objectives
for the reasonable protection of those uses, and establish an implementation plan to achieve the
objectives. The Basin Plan incorporates by reference all applicable State Water Resources Control
Board and RWQCB plans and policies (RWQCB 2016).

Projects resulting in discharges, whether to land or water, are subject to Section 13263 of the
California Water Code and are required to obtain approval of Waste Discharge Requirements from
the RWQCB. During construction and operation, private and public development projects are
required to include stormwater best management practices to reduce pollutants discharged from
the project site.

City of San Diego Multiple Species Conservation Program Subarea Plan

The San Diego Multiple Species Conservation Program (MSCP) is a long-term regional conservation
plan established to protect sensitive species and habitats in San Diego County. The regional MSCP is
divided into subarea plans that are implemented separately from one another (County of San Diego
1997). The entire project site is within the City of San Diego Subarea Plan. This subarea

Paseo Montril EIR 12476.01
April 2022 2-5




2 - Environmental Setting

encompasses 206,124 acres and is generally characterized by urban land use. Within the City’'s MSCP
Subarea, a largely contiguous, habitat baseline area or Multi-Habitat Planning Area (MHPA) of
approximately 60,000 acres was identified. At the end of the 50-year permit, the City's final MSCP
preserve will consist of 90% or greater conserved lands from the City's MHPA. The MHPA
“baseline/hard line” areas were developed by the City in cooperation with the wildlife agencies,
property owners, developers, and environmental groups. The MHPA identifies biological core
resource areas and corridors targeted for conservation, in which only limited development may
occur (City of San Diego 1997). The proposed project area is located outside of these habitat linkages
and core areas, with the nearest MHPA being approximately 0.08 miles from the project site.

San Diego Forward - Regional Plan

Every 4 years, SANDAG prepares a Regional Plan in collaboration with the 18 cities and County of San
Diego, along with regional, state, and federal partners. This is a broad-based community effort that
plans for how our region will grow and how we will get around. The Regional Plan addresses many
important issues, including: using land more wisely, building an efficient and more accessible
transportation system, protecting the environment, improving public health, promoting a strong
regional economy, better managing our access to energy, incorporating equity into the planning
process, addressing pressing needs on tribal lands, and supporting a vibrant international border The
most recent regional plan is the 2021 Regional Plan, which builds off the 2019 San Diego Forward
Federal Transportation Plan (SANDAG 2021). The 2021 Regional Plan is the long-term blueprint for the
San Diego region that seeks to meet regulatory requirements, address traffic congestion, and create
equal access to jobs, education, healthcare, and other community resources. The SANDAG Board of
Directors adopted the 2021 Regional Plan on December 10, 2021.

Climate Action Plan

Pursuant to Executive Order S-3-05 and Assembly Bill 32 that set greenhouse gas reduction targets,
as well as the California Air Resources Board (CARB) Scoping Plan, the City of San Diego adopted a
Climate Action Plan (CAP) (City of San Diego 2015). Pursuant to implementing the CAP, the City also
adopted the use of a CAP Checklist to be implemented by development projects on a project-by-
project basis. Projects that are consistent with the CAP and associated assumptions may rely on the
CAP to address cumulative greenhouse gas impacts. Projects that are inconsistent with the CAP
require a comprehensive project-specific analysis of GHG emissions and the incorporation of
measures to reduce potential impacts to the extent feasible. Cumulative GHG impacts would be
significant for any project that is not consistent with the CAP. The CAP land use assumptions were
based on the SANDAG Series 12 growth projections, which assumed the project site was open
(Cortes 2020).

Complete Communities: Housing Solutions and Mobility Choices

The City of San Diego recently adopted two new ordinances, collectively referred to as Complete
Communities: Housing Solutions and Mobility Choices (Complete Communities). Regulations for
Complete Communities: Mobility Choices can be found in the San Diego Municipal Code Chapter
14, Article 3, Division 11. General Regulations for Complete Communities Housing Solutions can be
found in San Diego Municipal Code Chapter 14, Article 3, Division 10. These ordinances are

Paseo Montril EIR 12476.01

April 2022 2-6


https://www.sandag.org/index.asp?meetingid=5901&fuseaction=meetings.detail

2 - Environmental Setting

intended to encourage building residential uses, near high-frequency transit, as well as providing
transit, bicycle and pedestrian-oriented improvements within communities of concern where the
need for mobility choices is the greatest. As a part of this effort, the City has designated Mobility
Zones as well as an Active Transportation In-Lieu Fee program that collects fees from
development projects to provide for mobility improvements, and has tied this information into the
City's Transportation Study Manual and updated City CEQA transportation significance thresholds.
The adoption of the Active Transportation In-Lieu Fee Program regulations (Resolution R-313281
and Ordinance 21274) specifically indicate these Ordinances do not apply to projects “deemed
complete prior to the date on which the applicable provision of this Ordinance become effective”.
These ordinances do not apply to the project considering the project was deemed complete in
February 2020 and these regulations were not effective until 2021.

It is noted that the Complete Communities “Play Everywhere” program related to recreational
needs was recently adopted in August 2021. However, the “Infrastructure Now" component
related to providing public facilities across all communities is in process at the City and is not
currently adopted.
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3 Project Description

This chapter provides a statement of project goals and objectives, describes the specific characteristics
of the proposed Paseo Montril Project (project), discusses project construction and operation, and
identifies the discretionary actions necessary to implement the project. This chapter has been
prepared pursuant to Section 15124 of the California Environmental Quality Act Guidelines.

3.1 Project Objectives

The following are the goals and objectives of the project:

1. Assist the City of San Diego (City) in meeting state and local housing goals by providing
new housing.

2. Provide new housing opportunities to the City by utilizing an underutilized site not currently
planned for residential uses.

3. Provide an infill development.

Promote homeownership by providing for-sale units with entry-level housing market
product types.

Provide a cohesive design that is compatible in use, scale and character with the surroundings.

Integrate the project into the existing topography of the site and cluster developmentin a
manner that reduces the grading footprint as well as impacts to environmental resources.

3.2 Project Components

The project proposes the development of 55 multi-family homes and supporting improvements
(Figure 3-1, Site Plan). Development would occur within Lot 1, and Lot 2 would be preserved as open
space. The development within Lot 1 would be completed in conformance with the Paseo Montril
Design Guidelines (Design Guidelines). The purpose of Design Guidelines is to provide the
development standards and architectural guidelines in lieu of specific floor plans and elevations. The
Design Guidelines are intended to allow for flexibility and creativity. Each project component is
described below.

3.3.1 Residential

Residential land uses would be developed within five separate buildings within Lot 1. The project site
would be graded into three terraces, with the lower terrace containing two residential buildings
(Buildings 1 and 2), the middle containing one residential building (Building 5), and the upper terrace
containing two residential buildings (Buildings 3 and 4). Buildings 1 and 2 would be located on the
lower terrace within the eastern half of Lot 1, bound by project “Driveway A” to the east and a graded
slope to the west. Building 5 would be located nearest to the Paseo Montril cul-de-sac. Buildings 3 and
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4 would be located on the upper terrace to the north of Building 5. All proposed buildings would
contain 11 dwelling units each.

All of the proposed dwelling units would consist of one- to three-bedroom townhomes and would
include private garages. Approximately 10 units would be one bedroom, 10 units would be two
bedroom, and 35 units would be three bedrooms. Each unit would have a square-footage ranging
from 864 to 1,720 square feet, with a total of approximately 65,000 square feet of livable space. The
proposed garage parking would total 95 spaces. Each garage would either be a one car, two car
tandem or two car standard configuration. Forty-seven parking spaces would be provided as surface
parking, as detailed in Section 3.3.5, Parking and Access Improvements.

Paseo Montril encourages a modern architectural style that would incorporate Spanish Mission and
Old West Ranch style features that are predominant in the existing neighborhood. Figures 3-2a and 3-
2b, Architectural Elevations, shows an example of the anticipated building style. The proposed
architectural style would be subject to the proposed Paseo Montril Design Guidelines (Design
Guidelines) (Appendix O). The Design Guidelines include guidance on building form, mass, and scale;
materials and colors; and site design. This includes guidance on providing architectural elements with
visual interest such as varied rooflines and facades. The proposed colors shall consist of up to three
different earth tone shades per building. The site design, as indicated in the project goals, includes
clustering development to minimize changes to the natural topography and environmental resources.
Refer to Figure 3-3, Site Cross Sections, for an illustration of the building heights in relation to the
surrounding topography. Lighting would be minimized, directed downward and shielded to reduce
light spillage. The proposed residential buildings would be three-stories tall and up to 40 feet in height
and would require a deviation from the 30-foot height limit required by Table 131-04G. The project
would also include deviations to side yard and front setback, steep hillsides, and retaining wall height
regulations, which are further detailed in Section 3.3.9, Discretionary Actions.

The proposed residential development would include establishing a Homeowners Association (HOA).
Maintenance and operation of the project would be financed through HOA and the owners of the
multi-family development would be responsible for all private roads, private utilities, and common
amenities. The HOA would be required to contract with qualified professionals for the long-term
care and maintenance of the bioretention basins and fuel modification zones. The HOA would also
be responsible for enforcement of the project's Covenants, Conditions, and Restrictions.

3.3.2 Recreational Amenities and Open Space

Within the proposed residential development, the project includes recreational amenities, private
open space, and common open space. The proposed development would include a dog park in the
northwest, a community bar-b-que area between Buildings 4 and 5, an outdoor amenity space at the
project entrance, and another outdoor amenity space at the northeastern corner of the residential
lot. These amenity spaces would total approximately 2,180 square feet.
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3.3.3 Landscaping and Brush Management

The landscape development plan is identified and illustrated on Figure 3-4. The primary goal of the
landscape design is to provide common open space areas for gathering, passive landscape corridors,
and revegetation for graded areas. The project's landscape plan would include drought-tolerant native
vegetation and utilize low water use plants. The landscape scheme would include a range of tree types
and forms, including vertical columnar trees, small accent trees, and large shade-producing canopy
trees. In addition, the landscaped areas would contain shrubs of varying heights. Native vegetation
would be used to revegetate graded areas. The proposed landscaping would be designed in
accordance with the City’s Municipal Code Section 142.0402, the Land Development Manual,
Landscape Standards, and other applicable city and regional standards for landscape installation and
maintenance as identified in the Design Guidelines. A detailed landscape plan and plant palette would
be submitted to the City Landscaping Section the San Diego Fire Department for review and approval
prior to the issuance of building permits. As required through conditions of approval, no highly
flammable plant species shall be used within the proposed ornamental landscaping.

Brush Management is required for premises with structures that are within 100 feet of any highly
flammable area of native or naturalized vegetation. The project would implement the City's Brush
Management Regulations found in Section 142.0412 of the Land Development Code, which
establishes a means of providing fire safety in the landscape. Fire hazard conditions currently exist
in the open space area to the north, east, and south of the project site. The brush management plan
is identified on the project site plan (Figure 3-1).

Two distinct brush management areas referred to as “Zone One” and “Zone Two" reduce fire hazards
around structures by providing an effective fire break between all structures and contiguous areas of
native or naturalized vegetation. Brush management Zone One is the area adjacent to the structure
and shall be the least flammable. It shall consist of pavement and permanently irrigated ornamental
planting and trees canopies no closer than 10’ from the habitable structure. Brush management Zone
One shall not be allowed on the project’s slopes with a gradient greater than 4:1. Brush management
Zone Two is the area between Zone One and any area of native or naturalized vegetation and would
consist of thinned, native, or naturalized non-irrigated vegetation. As shown on the landscape
development plan, the development cannot provide the full defensible space required, and therefore,
is subject to alternative compliance measures. Alternative compliance measures for Buildings 1, 2, and
3 are required due to the reduced brush management Zone Two. Alternative compliance measures
proposed for these buildings would include a combo masonry block/1-hr fire rated wall or a €' high
masonry block wall. Maintenance of brush management zones shall include the removal of invasive
species. Management and maintenance of brush management zones will be the responsibility of the
Paseo Montril HOA and shall be completed in accordance with San Diego Municipal Code.

3.34 Covenant of Easement

The project includes 11.6 acres of on-site open space and would be placed within a covenant of
easement (COE), as shown on Figure 3-5, Grading Plan. This includes 1.30-acres within Lot 1 and the
entirety of the 10.30 -acre Lot 2. The COE would be provided to the City pursuant to the City's
Environmentally Sensitive Lands Regulation requirements (see Chapter 14, Article 3, Division 1,
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Environmentally Sensitive Lands Regulations), and would be maintained by the City in perpetuity
pursuant to the City's Biology Guidelines. The COE would include land use restrictions. No public
access to the open space preserve would be permitted.

3.3.5 Parking and Access Improvements

Access to the project site would be provided via Paseo Montril, an existing public roadway extending
east from the Rancho Pefasquitos Boulevard/Paseo Montril intersection to the site. Rancho
Pefiasquitos Boulevard provides access to |-15 to the south, and SR-56 to the north. The Rancho
Pefiasquitos Boulevard/Paseo Montril intersection is currently signalized. Paseo Montril currently
ends in a paved cul-de-sac. The project includes demolition of a portion of the existing sidewalk in
order to construct the 25-foot wide project driveway on the southeastern side of the cul-de-sac.

The project’s internal circulation system consists of a 26-foot-wide internal private drive starting at
the Paseo Montril driveway and wraps around the proposed buildings (Private Drive A and Private
Drive B as shown on Figure 3-1). Private Drives A and B would be constructed around the outer
boundary of the project site, allowing for vehicular access to three internal private alleys, located
between Buildings 1/2, 3/4, and 4/5. These 20-foot wide alleys would allow for vehicular access to
the private garage spaces for the dwelling units associated with these buildings. Surface parking
would also be provided along the southeastern side of Driveway A and along the northwestern side
of Driveway B. These internal drives and alleys would provide access for firefighting apparatus, as
shown on the fire access plan prepared for the project (Figure 3-6, Fire Access Plan).

Per the Municipal Code Section 142.0525, a 114 parking spaces would be required for the
proposed residential uses (1.5 spaces per each 1-bedroom unit, 2.0 spaces per each 2-bedroom
unit, and 2.25 spaces per each 3-bedroom unit). In addition, the project is required to provide
common area parking at a rate of 20% due to the proposal for multiple dwelling units that is being
processed with a Planned Development Permit within the Rancho Pefiasquitos area (Municipal
Code Section 142.0525(c)). The common area parking required for the project is 23 parking
spaces. Overall, 137 parking spaces are required. Within the required 137 spaces, the project is
also required to provide 5 accessible spaces, 6 motorcycle spaces, 6 electric vehicle (EV) spaces,
and 6 EV capable spaces. The project includes a total of 142 parking spaces, which consist of 95
private garage spaces and 47 open surface lot spaces. The surface parking spaces would include 5
accessible spaces, 6 motorcycle parking spaces, 9 EV charging spaces, and 9 EV capable spaces
(additional EV provided as GHG mitigation).

A pedestrian and bicycle path network would be provided within the site that would connect the
proposed residential uses to internal amenities as well as the existing public sidewalk located adjacent
to the site to the west, along the southern side of Paseo Montril. The project would provide
improvements to the existing sidewalk located along the south side of Paseo Montril as VMT
transportation mitigation. Similarly, while there is no Municipal Code requirement for this project to
provide bike parking, the project would provide 10 short term bike parking spaces via bike racks
throughout the site and bike storage hooks within each garage as VMT transportation mitigation.
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3.3.6 Utilities

Utilities are shown on Figure 3-7, Utilities Plan. Below is a description of each proposed utility improvement.
Project Water System

Water service for the project site would connect to the existing 12-inch water line within Paseo Montril at
the project entrance. Additionally, the project would construct a new public 12-inch water line adjacent to
the existing water line within Paseo Montril in order to comply with the City’s Design Criteria of having no
more than 30 homes on a dead-end water line. The public water facilities would be designed and
constructed in accordance with the City's Water Facility Design Guidelines and Regulations. Each Unit
within the project is proposed to have a private domestic water system and a private fire protection
system. In accordance with City standards, private domestic water systems will include a meter and
backflow preventer, and private fire protection systems will include backflow preventers.

Project Wastewater System

The project would construct an internal private sewer system that would connect to the City's sewer
system. Wastewater collection and the City's sewage system are maintained and operated by the
City's Public Utilities Department to ensure sufficient capacity is available for dry weather peak-flow
conditions and storm or wet weather events. The new internal private sewer mains would connect
the project site to the existing gravity sewer system located off site, to the south of the proposed cul-
de-sac. The internal private sewer system would make one connection to the existing 10-inch sewer
main that runs from the Paseo Montril cul-de-sac through the adjacent commercial developments to
the west of the project site. The existing 10-inch sewer main and associated manhole within the cul-
de-sac and project site would be demolished. In addition, a portion of the existing sewer easement
located to the southeast of the Paseo Montril cul-de-sac would be vacated, as it would be no longer
necessary with the proposed sewer improvements.

Storm Drain System

The project would include a private on-site drainage system (storm drainpipes, inlets, ditches, and drive
aisles) to capture and convey stormwater runoff. The runoff would be directed to a Bio Clean Modular
Wetlands System Linear system each with a connected vault for flow control, located under the parking
spaces along the eastern boundary of the project site. Storm runoff from the proposed development
area would be conveyed south in a proposed storm drain within Paseo Montril that would connect to the
existing inlet on Paseo Montril near the Rancho Pefiasquitos Boulevard intersection. Detention and
water quality treatment facilities would be provided within all areas of proposed development in
accordance with the requirements of the City's Municipal Code and San Diego Regional Water Quality
Control Board MS4 permit.

Other Utilities

Electrical power and natural gas would be provided by San Diego Gas and Electric. No major
improvements to the local distribution networks are anticipated to be needed to support the growth
facilitated by the proposed project. However, changes in existing easements or new easements may
be required to provide the proposed electrical connections to the existing grid.
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3.3.7 Signage

Project sighage would be installed at the project entrance, where Private Driveway A connects with
the cul-de-sac of Paseo Montril. The monument sign at the northern site driveway would identify the
project name (“Paseo Montril”). As indicated in the Design Guidelines, signage would be minimized,
and the graphic design would be complementary to the neighborhood character.

3.3.8 Grading and Construction

Construction of the proposed project is anticipated to take approximately two years. Construction of
the project would include site preparation, grading, paving, trenching for utilities, building
construction, and architectural coasting as follows:

e Site Preparation - 1 month

e Grading - 5 months

e Utilities - 5 months

e Paving - 5 months

e Building Construction - 13 months
e Architectural Coating - 1 month

Table 3-1 presents the construction anticipated to be utilized during these phases.

Table 3-1.
Anticipated Construction Equipment
One-Way Vehicle Trips Equipment
Average
Average Daily Total
Daily Vendor Haul
Construction Worker Truck Truck Usage
Phase Trips Trips Trips Equipment Type Quantity Hours

Site Preparation 18 0 0 Rubber Tired 3 8
Dozers
Tractors/Loaders/ 4 8
Backhoes

Grading 20 0 5,638 Graders 1 8
Excavators 2 8
Rubber Tired 1 8
Dozers
Scrapers 2 8
Tractors/Loaders/ 2 8
Backhoes

Utilities 14 0 0 Excavators 2 8
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Table 3-1.
Anticipated Construction Equipment
One-Way Vehicle Trips Equipment
Average
Average Daily Total
Daily Vendor Haul
Construction Worker Truck Truck Usage
Phase Trips Trips Trips Equipment Type Quantity Hours

Rubber Tired 1 8
Loaders
Tractors/Loaders/ 2 8
Backhoes

Building 62 20 0 Cranes 1 7

Construction Forklifts 3 8
Generator Sets 1 8
Tractors/Loaders/ 3 7
Backhoes
Welders 1 8

Paving 16 0 0 Rollers 2 8
Pavers 2 8
Paving Equipment 2 8

Architectural 12 0 0 Air Compressors 1 6

Coating

Source: Appendix C.

During construction activities, construction equipment and materials would be staged on site. Solid
waste generated by the project, including during the demolition, grading and construction phases,
would be managed in accordance with the Waste Management Plan (WMP) (Appendix M). This plan
provides a minimum 75% diversion of demolition and construction waste.

Approximately 3.27 acres (21.5% of the total project site) within the project site would be graded
to accommodate the proposed development (Figure 3-5). This would include 1.71 acres of steep
slopes considered Environmentally Sensitive Lands per the City's Municipal Code (Chapter 14,
Article 3, Division 1, Environmentally Sensitive Lands Regulations), which represents 11.3% of the
total 11.17 acres of the existing steep slopes on the site.

Blasting is also expected to be required during the grading phase due to the underlying geologic
conditions (Appendix E.1). No more than one blast per day would occur during proposed construction
activities, with each blazed utilizing a maximum of 2.9 tons of ammonium nitrate/fuel oil. With 28,000
cubic yards of material requiring blasting and 2,300 cubic yards basted per day, about 12 blasts would
be required. The project would also involve on-site rock crushing within the southern area of the
development footprint, with a conservative estimate that all subsurface soils (about 53,500 cubic
yards) potentially requiring crushing. The rock-crushing equipment was assumed to consist of two

Paseo Montril EIR 12476.01
April 2022 3-7




3 - Project Description

crushers, two screens, two conveyors with dust control sprayers, and a 1,000-horsepower diesel-
engine generator.

Overall grading would require 59,600 cubic yards of cut, and 12,900 cubic yards of fill, resulting in a
net export of 46,700 cubic yards of soil. Soil export is expected to be taken to either Hanson
Aggregates West - Miramar (9229 Harris Plant Road), Moody's (3210 Oceanside Boulevard) or Terra
Bella Nursery (302 Hollister Street), as discussed in the WMP (Appendix M). The maximum height of
fill slopes would be approximately 22 feet, while the maximum height of cut slopes would be
approximately 49 feet.

In order to reduce the grading footprint, five retaining walls would be included in the project with a
maximum length of 390 feet and maximum height of 26 feet (Figure 3-5). The retaining walls would
be located along the Paseo Montril cul-de-sac (Wall 1; 2 to 13.5 feet tall), the southwestern boundary
of the project site (Wall 2; 2.5 to 6.5 feet tall), two terraced walls along the northeastern boundary
(Wall 3a; 2 to 14.5 feet tall, and Wall 3b; 6 to 12.5 feet tall), along the western side of the
development (Wall 4; 2 to 26 feet tall), and between the terraced building pads (Wall 5; 2 to 6 feet
tall). Due to the wall height above 12 feet, the project would include a deviation per Municipal Code
Section 142.0340(e). Accordingly in compliance with deviation requirements, the walls above 12 feet
would include an etched stone surface to give the wall a more natural look similar to the existing
slope next to Paseo Montril, and walls exceeding the wall height limits would be designed to be
screened from public view via landscaping and buildings.

Due to the location of the walls where people may access the area, fall protecting fencing or view
glass walls would be provided (Figure 3-8, Wall Plan). The 42-inch fall protection fencing consists of
four galvanized steel cable wire ropes extended between poles. This fall protection fencing would be
located near or atop Walls 1, 4 and 5. The view glass wall would be along the western and
northwestern edge of development near or atop Walls 2 and 3. The view glass fencing would entail a
two-foot concrete masonry unit wall base with a 4-foot tempered glass on top and intended to
reduce visual obstructions while also providing fire safety and fall protection. Wall 4 would consist of
a soil nail wall due to geologic conditions. Other minor retaining walls under 3 feet tall may also
ultimately included within the development footprint.

Graded slopes would be promptly revegetated in compliance with the overall Landscape
Development Plan, Section 142.0411 of the City's Municipal Code, Section Il of the Steep Hillside
Guidelines in the Land Development Manual, and other applicable City requirements.

3.3.9 Discretionary Actions
The project requires the following entitlements from the City, which would be processed concurrently:
General Plan Amendment

The General Plan would be amended to change Lot 1 from Park, Open Space and Recreation to
Residential. Lot 2 would remain as Park, Open Space and Recreation. The Amendment would include
updates to Figure LU-2 of the General Plan to reflect this change.
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Community Plan Amendment

The Rancho Pefiasquitos Community Plan would be amended to re-designate Lot 1 (4.9 acres) from
Open Space to Low-Medium Density Residential. Lot 2 would remain as Open Space. Low-Medium
Density Residential is defined as 10 to 14 dwelling units per developable acre of multi-family
attached development. The Rancho Pefiasquitos Community Plan indicates the Low-Medium Density
Residential building height should be limited to 30 feet. Considering Lot 1 is 4.90 acres and 55 units
are proposed, the project would include a residential density of 11.2 units per acre and would be
located within the Low-Medium Density Residential density range.

Rezone

The project includes a Rezone to change Lot 1 from RS-1-14 and RM-2-5 to RM-1-1 and Lot 2 from
RM-2-5 to OC-1-1. The RM-1-1 zone permits a maximum density of 1 dwelling unit for each 3,000 sf
of lot area and would support up to 71 dwelling units on the 4.9-acre residential Lot 1 The proposed
project’s 55 units falls within this RM-1-1 density range and would be consistent with this proposed
zone. The project proposes to rezone the Lot 2 from RM-2-5 to OC-1-1. The OC-1-1 zone is consistent
with proposed open space uses for this lot.

Easement Vacation

An easement is located on the site, just south of the Paseo Montril cul-de-sac. This sewer easement
was recorded in April 1986 for the benefit of the City, and is recorded as document 86-127174. As
this sewer easement would no longer be required with the proposed sewer improvements, the
project proposes the vacation of this easement. This easement would be vacated pursuant to
Section 66434(G) of the Subdivision Map Act.

Vesting Tentative Map

A Vesting Tentative Map (VTM) No. 2366422 has been prepared as a part of the project in order to
create new legal lots. The VTM details land development, grading, parcel configuration, and
necessary infrastructure in accordance with the guidelines and development intensities presented
in the Planned Development Permit (PDP) and Design Guidelines.

Site Development Permit

A Site Development Permit (SDP) would be required because the site is located within the Airport
Land Use Compatibility Overlay Zone (ALUCOZ) for Marine Corps Air Station and due to the presence
of Environmentally Sensitive Lands (ESL) on site in the form of sensitive biological resources (e.g.,
uplands, wetlands and sensitive species) and steep slopes.

Planned Development Permit

A Planned Development Permit (PDP) is also proposed pursuant to City Municipal Code Chapter 14,
Article 3, Division 4, Planned Development Permit Regulations. This Permit provides flexibility in the
application of development regulations for projects where strict application of the base zone
development regulations would restrict design options and result in a less desirable project. The
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regulations are intended to accommodate, to the greatest extent possible, an equitable balance of
development types, intensities, styles, site constraints, project amenities, public improvements, and
community and City benefits. The project includes a PDP to allow for flexibility and deviations from
the City's Municipal Code. To address these deviations and maintain consistency with the intent of
the zoning, the project includes Design Guidelines. These deviations and design guidelines are
discussed further below.

Deviations
The project is requesting deviations from the City's Municipal Code. These deviations include:
Municipal Code Section Table 131-04G

e A 10-foot side yard setback (LDC allows 8-feet or 10% of lot width).
e An 11-foot front setback (LDC allows a 15-foot minimum).
e 19-foot standard front setback (LDC requires a minimum 20 feet).
e 40-foot structure height (LDC allows a 30-foot maximum).

Municipal Code Section 142.0340(e) and Steep Hillside Guidelines

e Walls located outside of the yards shall not exceed 12 feet and walls within the rear yard
cannot exceed 6 feet per Municipal Code. The Steep Hillside Guidelines also indicate that the
height for a single wall shall not exceed 10 feet grade to grade, but walls may be stepped
with 3 feet horizontal distance between walls. Due to the wall height, the project would
include a deviation from the Municipal Code and Steep Hillside Guidelines for the proposed
26-foot tall wall.

Municipal Code Section 143.0142(a)(2)

e The Municipal Code allows 25% encroachment into steep hillsides. The project proposes a
deviation to encroach into 27.3%.

Design Guidelines

Design Guidelines have been prepared for the project, as discussed in Section 3.3.1 above. The
primary purpose and intent of the design guidelines is to provide guidance and direction on future
site planning, building design and landscape design. Additionally, the design guidelines are intended
to provide a framework for future project implementation and, as such, must be consistent with,
support and implement the goals and policies of the Rancho Pefiasquitos Community Plan, City of
San Diego General Plan and Climate Action Plan.

Neighborhood Development Permit

The project includes various deviations (detailed above), and a Neighborhood Development Permit
is the process required in order to accomplish those changes. Thus, the project includes a
Neighborhood Development Permit.
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a o \7’:\: hN < SPATHODEA CAMPANULATA AFRICAN TULIP TREE 40 X 25 15 GAL/24" BOX/36" BOX M
5R[{}EWAY |B' g \7‘\ ! < \ / ULMUS PARVIFOLIA CHINESE ELM 30 X 40 15 6AL/24" BOX/26" BOX M
7 7S ¢ ~ PALMS aTY 20-80
- y COMMUNITY BBQ Y I & ;!Q/jj ] \ EOTANICAL NAME COMMON NAME 2i1ZE  WUcOLs
2 - - S eow NV .
PATIO ENLARGEMENT: ! Y E o 8 N PHOENIX DACTYLIFERA DATE PALM 20 XI5 15 BTH L
N 2 P NATIVE TREES -
SEE SHEET L 2 \,\ A f (0 " \ BOTANIC AL NAME GgoifﬁoN NAME SIZE WicoLs
\ X X —— e d p \ HETEROMELES ARBUTIFOLIA TOYON 20 X 10 15 GAL. VL
A / T IN GQUERCUS AGRIFOLIA COAST LIVE OAK 50 X 50 15 6AL. VL
P CONGQETE P SN = } PARKINSONIA 'DESERT MUSEUM' PALO VERDE 25X 25 15 6AL. VL
2 ,((W STREET TREES (FASEC MONTRIL) artv: 5
PAVING, TYP. P BOTANICAL NAME COMMON NAME SiZE  Acols
- [ | 7‘ RHUS LANCEA AFRICAN SUMAC 25 X 30 24" BOX L
n ) V4 PARKINGONIA 'DESERT MUSEUM' PALO VERDE 25%25 24" BOX VL
n s SHRUBS BOTANICAL NAME _ COMMON NAME SIZE  Wcol
| | R . LARGE ALYOGYNE HUEGELII BLUE HIBISCUS 5 GAL. LOW
: | b i’dZL‘JBECEANOTHUS CONCHA CONCHA MOUNTAIN LILAC Low
} ‘ B CISTUS PURPUREUS ROCK ROSE LOoW
| — LEUCOPHYLLUM FRUTESCANS TEXAS SAGE Low
@Eﬁl | A TEXAS RANGER'
= X | |5 s MYRTUS COMMNIS COMMON MYRTLE Low
] | . )
ALL\_\L", A - BM ZONE I 34 ROSMARINUS 'TUSCAN BLUE' TUSCAN BLUE ROSEMARY LOW
] | - SALVIA LEUCANTHA SANTA BARBARA SAGE VERY LOW
< N Y N S () { | i E SALVIA CLEVELANDII CLEVELAND SAGE VERY LOW
PROJECT ENTRY ¢ & D : | Remucep ?M ZONE 2: NIDTH VARIES WESTRINGIA F. 'SMOKEY' COAST ROSEMARY Lon
S S
AMENITY SPACE #| | SHRUBS BOTANICAL NAME  COMMON NAME SIZE NJcoLs
ENLARGEMENT: SEE <% - I :u:té_sweozmmos FLAVIDUS RED KANGAROO PAW |GAL.  LOA
, SHEET L‘z ;\ Y =y BOUGAINVILLEA SPP BOUGAINVILLEA Lon
/ ‘ i o r = 1 HE|GHT BULBINE FRUTESCANS ORANGE STALKED BULBINE Lon
| CLIVIA MINIATA TORCH LILY Lo
LIMIT OF Vi !
LANTANA '6OLD MOUND' GOLD SPREADING LANTANA Lo
GQAD ‘ NG/ TYP \ 'l LAVENDULA ANGUSTIFOLIA ENGLISH LAVENDER Lo
N N Oy | * i ; ALTERNATIVE COMPLIANCE MUHLENBERGIA RIGENS DEER GRASS Lon
2 . s -2 = RHAPHIOLEPSIS UMBELLATA MINOR  DWARF YEDDO HAWTHORNE LOA
) GH 1f ) HG ) 7 7 )B)] (JFV e lﬁ,{)‘}:yw{ﬂ H(Jf])i\\\w 1r () T MEASURE ‘ HOU? QATED
SALVIA GREGGII HOT LIPS' HOT LIPS SALVIA Lon
a2 § \ pemm— T B GLASS COMBO WALL OR &'
ARSI et | SHRUBS BOTANICAL NAME _ COMMON NAME SIZE _ANJCOLs
> M = SRR ¢ HIGH MASONRY BLOCK WALL  sLore 1 6AL
g SHRUBSARCTOSTAPHYLOS SPP MANZANITA Lon
<
<.
- 7/‘ AMEN ‘ TY 5PAGE #2 CEANOTHUS SPP. CALIFORNIA LILAC Lon
5 CERCIS OCCIDENTALIS WESTERN REDEUD SHRUB Lon
g Il ENLARGEMENT: SEE SHEET L-2
:\ ENCELIA CALIFORNICA COAST SUNFLONER Lon
d
. HETEROMELES ARBUTIFOLIA  TOTON Low
%
\‘ RHUS OVATA SUGAR BUSH LON
>
7>‘ SALVIA LEUCANTHA MEXICAN SAGE Lon
% ALTERNATIVE COMPLIANCE MEASURES FOR
. ‘ BUILDINGS 12 AND 3 ARE REQUIRED DUE TO o S
4 THE REDUCED BRUSH MANAGEMENT ZONE 2. < N &
ALTERNATIVE COMPLIANCE MEASURE & & <<"'O < &
PROPOSED FOR THESE BUILDINGS SHALL BE B\a S & J S
COMBO MASONRY BLOCK/I HOUR FIRE RATED| IRRIGATED HYDROSEED MIX: NATIVE & < [e% AR &
= GLASS WALL OR 6' HIGH MASONRY BLOCK & QQQ‘ & Q\)Q‘ QOQ?(,Q\
%% Q/E\]\;EVIO BE DETERMINED AT MINISTERIAL BOTANICAL SEED NAME Qy» oo N) oo oo 6((,
g8 ARTEMISIA CALIFORNICA 3.0 15 60 9 54
Sha CISTUS CORSICUS 6.0 98 75 74 6.66
824 ELYMUS TRITICOIDES 10.0 95 85 81 8.10
35 % 7 ENCELIA CALIFORNICA 6.0 40 60 24 2.40
z i H 7 RETAINING WALL TO HAVE ERIOGONUM FASCICULATUM 15.0 10 8 - 147
B ERIOPHYLLUM CONFERTIFLORUM 4.0 35
[ 2% L - N + . o N I DECORATIVE FINISH ESCHSCHOLZIA GALIFORNICA 35 95 75 71 3.20
—— i - - - — 7 VULPIA MICROSTACYS 5.0 85 80 68 6.80
( GAZANIA SPENDENS 'SUNRISE YELLOW' 10.0 70 gg gg g-?g
N 2 x et LOTUS SCOPARIUS 6.0 40 .
UAR Q%\\L sligse e 7 VINES AND VERTICAL SHRUBS TO MIMULUS LONGIFLORUS 2.0 5 70 ‘11 '525
< D [\ e s 4 \ X ; SCREEN RETAINING WALL, TYP. MUMULUS PUNICEUS 25 2 gg 81 162
NN 2y« 2N 2 TREE — o NEMOPHILA MENZIESII 2.0 95 b 320
N TRASH P PHACELIA CAMPANULARIA i-g Zg ;g i g
< ~ SALVIA MELLIFERA : -
LOPE PLANTIN ADA PARKING - DIAMOND ENCLOSURE s VERBENA TENUISECTA 9.0 95 70 67 4.70
SLOPE P TING, Lo POP OUTS - pEr ARCH S SLOPE PLANTING,
TP, == e ™nP NOTE: PLEASE REFER TO ARCHITECTURAL PLAN SET FOR
S = A SR NAM\E T ~ ' ARCHITECTURAL ALTERNATIVE COMPLIANCE MEASURES.
S
SLorES MINIMUM TREE SEPARATION DISTANCE
VERTICAL SITE UTILITIES BACCHARIS PILLLARIS DIARF COYOTE BRUSH | AL Lon
ACCENT PER CIVIL FLAT AREAS IMPROVEMENT MIN. DISTANCE TO STREET TREE
SHRUBS, TYP. ENGINEER SENECIO MANDRALISCAE BLUE CHALKSTICKS 16AL Lon TRAFFIC SIGNAL, STOP SIGN 20 FEET
UNDERGROUND UTILITY LINES (EXCEPT SEWER) 5FEET
ALTERNATIVE COMPLIANCE 151 sLors SEWER LINES 10 FEET
MEASURE. | HOUR RATED HYDROSEED MIX: REFER TO HYDROSEED TABLE, SHEET L-| ABOVE GROUND UTILITY STRUCTURES 10 FEET
: ‘ JINES _EOTANICAL NAME __COMMON NAME SIZE _WUcols (TRANSFORMERS, HYDRANTS, UTILITY POLES, £TC)
6LA55 COMBO WALL OR 6 5'X|0' DRIVEWAYS 10 FEET *
BOUGAINVILLEA SPP. BOUGAINVILLEA 15 GAL. LOW INTERSECTIONS 25 FEET
HIGH MASONRY BLOCK WALL =T TECOMARIA CAFENSIS CAPE HONEYSUCKLE 15 GAL. MODERATE (INTERSECTING CURB LINES OF TWO STREETS)

SOURCE: GMP 2021 FIGURE 3-4

Landscape Plan
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GRADING NOTES / BMP NOTES

)

T
///‘ /) 1, //////' / 1. BMP MAINTENANCE — PRIOR TO THE ISSUANCE OF ANY CONSTRUCTION PERMIT, THE
/// ////// 7/ /1)) / / ) ( OWNER/PERMITTEE SHALL ENTER INTO A MAINTENANCE AGREEMENT FOR THE
NI //// /11/]/ il /45> N S - ONGOING PERMANENT BMP MAINTENANCE, SATISFACTORY TO THE CITY ENGINEER.

/! /

77 2. CONSTRUCTION BMP — PRIOR TO ISSUANCE OF ANY CONSTRUCTION PERMIT, THE
711//// OWNER/PERMITTEE SHALL INCORPORATE ANY CONSTRUCTION BEST MANAGEMENT
Y, | PRACTICES NECESSARY TO COMPLY WITH CHAPTER 14, ARTICLE 2, DIVISION1
/ 111111 ///1 / [ / /) N (GRADING REGULATIONS) OR SAN DIEGO MUNICIPAL CODE, INTO THE CONSTRUCTION
'//)]/ 5200 1 Y / 7 \ N S

PLANS OR SPECIFICATIONS.

3. THE PROPOSED PROJECT WILL COMPLY WITH ALL THE REQUIREMENTS OF THE
CURRENT CITY OF SAN DIEGO STORM WATER STANDARDS MANUAL BEFORE A
GRADING OR BUILDING PERMIT IS ISSUED. IT IS THE RESPONSIBILITY OF THE
OWNER/DESIGNER /APPLICANT TO ENSURE THAT THE CURRENT STORM WATER
PERMANENT BMP DESIGN STANDARDS ARE INCORPORATED INTO THE PROJECT.

EXISTING EASEMENT ——=] 5" WROUGH

IRON FENCE

o
7Y CONCRETE

/ / BROW DITCH
/4 // /
ks

Ti PROJECT SITE
<& RETAINING WALL |
S NS 10.5° MAX
S 8D
SUAS

EXPOSED I

Ly

-
—~ I

VICINITY MAP

X I —— NOT TO SCALE
/ 12 \ = FOOTING PER
/ \ \ EXISTING | STRUCTURAL ENGINEER
- $ | RETAINING WaLL 44 PASEO MONTRIL
\

.5

P 7/ \ |
/4 \-| RETAINING WALL #3B
g

7, v

SECTION A-A
NOT T0 SCALE

—
-~

=

&

Y\

%) \
\ 9+50 EVC
\ \507.15\59

Pow s 77 /j‘?' /)
/@ ST
/ ) z.?

EXISTING GROUND

VIEW GLASS.
FIRE/NON FIRE RATED

PER’ PLAN -

FALL PROTECTION
FENCING

DRIVEWAY "A” ~_ g
® TER concrere
BENCH VARIES FINISHED GRADE BROW piTCH
o DE FALL PROTECTION
FENCING
- L/ RETA/TNWG i RETAINING WALL
[ HEIGHT PER PLAN
| RETAINING WALL #5 PROPOSED 2:1 SLOPE 260" MAX EXPOSE]
i SOIL NAIL WALL
FOOTING PER
STRUCTURAL ENGINEER O R Ao
RETAINING WALL
HEIGHT PER PLAN ~ T =
2 " FOOTING PER FOOTING ER
N FOOTING PER - STRUCTURAL ENGINEER ENGINEER
o RETAINING WALL #1 a STRUCTURAL ENGINEER -
S | ~
), o - S ) “Z ( [ \ A ¥ | - RETAINING WALL 26.0° MAX |
- . / Ny [ | | / EXISTING SLOPE EXPOSED SOIL NAIL WALL
MONTRIL RIGHT-OF—WA ;951? 5TW SECTION B-B SECTION C-C SECTION D-D
= =13,
NOT TO SCALE NOT TO SCALE NOT TO SCALE

— ¢
EXISTING PUBLIC STREET ~
EASEMENT RECORDED 04,/02,/1986, —
N

FILE NO 86-127175 OF O.R. =

COVENENT

EASEMENT
- _—— I
- — - COVENENT =
- - P ASEMENT ————
— - —
—_ -
_— -
_—
—
—
—
—

COVENENT OF EASEMENT DETAIL

SCALE: 1" = 150"

LEGEND

~ Y\ SLOPES 2:1 MAX

—_———— VIM BOUNDARY
PROPOSED LOT LINE

—_——-—-—-— PROPOSED DAYLIGHT LINE
PROPOSED 6" CURB AND GUTTER
0SED 6" CURB

I ———— PROPOSED RETAINING WALL /
COMBO WALL WITH WROUGHT IRON

SOURCE: Civil Sense 2021 FIGURE 3-5

Grading Plan
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FIRE HYDRANT SERVICE RADIUS = 300"

PROPOSED FIRE ACCESS ROADWAY. NO PARKING ALLOWED.
“FIRE LANE — NO PARKING® SIGNS TO BE INSTALLED AT
150" INTERVALS.

PROPOSED FIRE HYDRANT

EXISTING FIRE HYDRANT

200" MAX HOSE PULL TO ALL PORTIONS OF THE
EXTERIOR OF BUILDINGS PER POLICY A-14-1

FIRE TRUCK TURN

VICINITY MAP
NOT To SCALE

FIRE NOTES:

1. FIRE APPARATUS ACCESS ROADS AND WATER SUPPLIES FOR FIRE PROTECTION, SHALL BE INSTALLED AND MADE SERVICEABLE
PRIOR TO AND DURING TIME OF CONSTRUCTION CFC 501.4.

2. CFC 507.5.5 — CLEAR SPACE AROUND HYDRANTS — A 3 FOOT CLEAR SPACE SHALL BE MAINTAINED AROUND THE CIRCUMFERENCE
OF FIRE HYDRANTS, EXCEPT AS OTHERWISE REQUIRED OR APPROVED.

3. SAN DIEGO MUNICIPAL CODE SECTION 55.0507 ITEM (C) HYDRANT LOCATIONS SHALL BE IDENTIFIED BY THE INSTALLATION OF
REFLECTIVE BLUE COLORED MARKERS. SUCH MARKERS SHALL BE AFFIXED TO THE ROADWAY SURFACE, APPROXIMATELY CENTERED
BETWEEN CURBS, AND AT A RIGHT ANGLE TO THE HYDRANT.

4. CFC 507.5.6 — PHYSICAL PROTECTION — IF ADDITIONAL HYDRANTS ARE REQUIRED AND WHERE FIRE HYDRANTS ARE SUBJECT TO
IMPACT BY A MOTOR VEHICLE, GUARD POSTS OR OTHER APPROVED MEANS SHALL COMPLY WMITH SECTION CC 312.

5. VEGETATION SHALL BE SELECTED AND MAINTAINED IN SUCH A MANNER AS TO ALLOW IMMEDIATE ACCESS TO ALL HYDRANTS,
VALVES, FIRE DEPARTMENT CONNECTIONS, PULL STATIONS, EXTINGUISHERS, SPRINKLER RISERS, ALARM CONTROL PANELS, RESCUE
WINDOWS, AND OTHER DEVICES OR AREAS USED FOR FIREFIGHTING PURPOSES. VEGETATION OR BUILDING FEATURES SHALL NOT
OBSTRUCT ADDRESS NUMBERS OR INHIBIT THE FUNCTIONING OR ALARM BELLS, HORNS OR STROBES.

6. ALL BUILDINGS AND SITES UNDERGOING CONSTRUCTION, ALTERATION, OR DEMOLITION SHALL COMPLY WTH THE REQUIREMENTS OF
CHAPTER 33 OF THE CFC.

7. CFC 105.4.4 — CONSTRUCTION DOCUMENTS APPROVED BY THE FIRE CODE OFFICIAL ARE APPROVED WITH THE INTENT THAT SUCH
CONSTRUCTION DOCUMENTS COMPLY IN ALL RESPECTS WITH THE CFC/CBC. REVIEW AND APPROVAL BY THE FIRE CODE OFFICIAL
SHALL NOT RELIEVE THE APPLICANT OF THE RESPONSIBILITY OF COMPLIANCE WITH THIS CODE.

8. FIRE APPARATUS ACCESS ROADS SHALL BE DESIGNED AND MAINTAINED TO SUPPORT THE IMPOSED LOADS OF FIRE APPARATUS
AND SHALL BE SURFACED SO AS TO PROVIDE ALL WEATHER DRIVING CAPABILITIES. CFC 503.2.3.

9. NO ON STREET PARKING ALLOWED ON ALL PRIVATE DRIVEWAYS AND PRIVATE ALLEYS.

10. ALL RED CURB/NO PARKING SIGN AREAS HAVE BEEN SHOWN WITH A KEY INDICATOR. ALL REQUIRED ACCESS ROADWAYS SHALL
NOT PROVIDE LESS THAN THE REQUIRED/APPROVED WIDTH AND/OR BE OBSTRUCTED IN ANY MANNER, INCLUDING THE PARKING OF
VEHICLES. WHERE INADEQUATE WIDTH HAS NOT PROVIDED FOR PARKING ALONG ACCESS ROADWAYS, THEN SUCH ACCESS SHALL BE
KEPT CLEAR BY THE POSTING

11. AN ILLUMINATED DIRECTORY, IN ACCORDANCE WITH FHPS POLICY 1-00~6, SHALL BE PROVIDED.

12 SITE PLAN, AS SHOWN, MEETS FIRE ACCESS AND SETBACK REQUIREMENTS FOR BUILDINGS LESS THAN 30° IN HEIGHT. SETBACK AND
ACCESS REQUIREMENTS TO BE REVIEWED AGAIN DURING BUILDING PERMIT PROCESS TO ENSURE THAT REQUIREMENTS CONTINUE TO
BE MET FOR BOTH RESIDENTIAL AND COMMERCIAL SITES.

13. BUILDING ADDRESS NUBMER(S) LOCATION(S) SHALL BE VISIBLE AND LEGIBLE FROM THE STREET/ROAD FRONTING THE PROPERTY
PER SAN DIEGO MUNICIPAL CODE SECTIONS 95.0209.

14. FOR ADU/CDU; IT SHALL BE NECESSARY TO PROVIDE A SEPARATE ADDRESS FOR THE SEFARATE UNIT. THE APPLICANT WILL NEED
TO REQUEST THAT THE PROJECT MANAGER ADDS A REVIEW CYCLE FOR MIS ADDRESSING TO REVIEW THE PROJECT TO ASSIGN
AND/OR RE—ASSIGN A PHYSICAL ADDRESS WITH STREET NAME, NUMBER AND/OR UNIT DESIGNATION.

15. ALL REQUIRED HOSE PULLS ARE SHOWN TO REACH ALL PORTIONS OF THE EXTERIOR THE BUILDING(S) PER POLICY A-14—1. HOSE
PULL IS MEASURED FROM THE FIRE APPARATUS (ENGINE) WHEN THE FIRE ENGINE IS IN FIRE ACCESS ROAD/LANE. HOSE PULL CAN
BE MEASURED FROM MULTIPLE LOCATIONS WITHIN THE ACCESS ROAD/LANE. THE HOSE PULLS MUST CONNECT OR OVERLAP TO
SHOW COMPLETE COVERAGE. FOR SPRINKLERED BUILDING(S); THE MAXIMUM HOSE PULL IS 200" FOR NON—SPRINKLERED
BUILDING(S); THE MAXIMUM HOSE PULL IS 150". CHANGE IN VERTICAL ELEVATION MUST ALSO BE ACCOUNTED FOR.

16. ALL EXISTING AND/OR PROPOSED FIRE HYDRANTS WITHIN 600° OF THE PROJECT SITE AND A 300" RADIUS OVERLAY SHALL BE
SHOWN TO ENCOMPASS ALL PORTIONS OF ALL STRUCTURES AS PART OF SUBMITTED PROJECT.

17. ALL RED CURB/NO PARKING SIGN AREAS HAVE BEEN SHOWN WITH A KEY INDICATOR. ALL REQUIRED ACCESS ROADWAYS SHALL
NOT PROVIDE LESS THAN THE REQUIRED/APPROVED WIDTH AND/OR BE OBSTRUCTED IN ANY MANNER, INCLUDING THE PARKING OF
VEHICLES. WHERE INADEQUATE WIDTH HAS NOT PROVIDED FOR PARKING ALONG ACCESS ROADWAYS, THEN SUCH ACCESS SHALL BE
KEPT CLEAR BY THE POSTING OF SIGNS OR THE PAINTING OF CURBS PER POLICY A—14-1.

18, DECORATIVE MATERIALS SHALL BE PROVIDED AND/OR MAINTAINED IN A FLAME-RETARDANT CONDITION. CFC SEC. 804.

19. FIRE PROTECTION EQUIPMENT SHALL BE IDENTIFIED IN AN APPROVED MANNER. ROOMS CONTAINING CONTROLS FOR AC SYSTEMS,
SPRINKLER RISERS AND VALVES, OR OTHER FIRE DETECTION, SUPPRESSION OR CONTROL ELEMENTS SHALL BE IDENTIFIED FOR THE
USE OF THE FIRE DEPARTMENT. APPROVED SIGNS REQUIRED TO IDENTIFY FIRE PROTECTION EQUIPMENT AND EQUIPMENT LOCATION
SHALL BE CONSTRUCTED OF DURABLE MATERIALS, PERMANENTLY INSTALLED AND READILY VISIBLE.

20. ANY HAMMERHEAD,/TURNAROUND /CUL-DE—SAC SHALL BE PROVIDED IN ACCORDANCE WITH APPENDIX D CFC. FIGURE D103.1. ALL
DIMENSIONS HAVE BEEN SHOWN ON THE FIRE ACCESS PLAN. TURN RADIUS 30' INSUDE/50' OUTSIDE. SDFD FPB POLICY A=14-1.

21. AERIAL FIRE ACCESS ROAD(S) ADJACENT TO BUILDINGS THAT ARE GREATER THAN 30 FEET IN HEIGHT FROM GRADE PLANE, SHALL
HAVE A MINIMUM WIDTH OF 26 FEET. THE PROXIMAL EDGE OF AERIAL FIRE ACCESS SHALL BE A MINIMUM OF 15-30 FEET FROM
THE BUILDING FACADE(S) AND/OR PLUMB LINE OF EAVE(S). AERIAL ACCESS SHALL BE PROVIDED ALONG ONE ENTIRE LONG SIDE(S)
OF THE BUILDING(S). SHOW ALL PROPOSED LOCATIONS WHERE AERIAL ACCESS IS BEING PROVIDED. SEE CFC APPENDIX D/FBP
POLICY A-14-A.

SOURCE: Civil Sense 2021

FIGURE 3-6

Fire Access Plan
Paseo Montril Development Project




3 - Project Description

INTENTIONALLY LEFT BLANK

Paseo Montril EIR 12476.01

April 2022 3-24



MINIMUM TREE SEPARATION DISTANCE

(INTERSECTING CURB LINES OF TWO STREETS)

* 5 FEET ON RESIDENTIAL LOCAL STREETS WITH A DESIGN SPEED OF 25MPH OR SLOWER

)

i
/’/'//”/”%//,4 /
i

e

/ /
IMPROVEMENT MIN. DISTANCE TO STREET TREE / ,/;§7’///”// / ////

TRAFFIC SIGNAL, STOP SIGN 20 FEET / // /) / ’7/' /// // /
UNDERGROUND UTILITY LINES (EXCEPT SEWER) 5 FEET ///}/ // 1 ) / / 1)
SEWER LINES 10 FEET ///// {//// it/ / / 1/ // /'/ ,"//’/ //J/
ABOVE GROUND UTILITY STRUCTURES 10 FEET 7 4// ’/// / /‘/ i,
(TRANSFORMERS, HYDRANTS, UTILITY POLES, ETC) ,, £ 7 1
DRIVEWAYS 10 FEET + /]
INTERSECTIONS 25 FEET

\ \ CONNECT TO EXISTING CITY

UTILITY TABLE
utiLmy OVERHEAD/UNDERGROUND
6AS UNDERGROUND
ELECTRIC UNDERGROUND
TELEPHONE (AT&T) UNDERGROUND
CABLE TELEVISION (SPECTRUM) UNDERGROUND
SEWER UNDERGROUND N 1
STORM DRAIN UNDERGROUND RIM=510.1
505.36 IE OUT
VICINITY MAP FIRE UNDERGROUND
_—— WATER UNDERGROUND

NOT TO SCALE

OF SAN DIEGO STORM DRAIN
INLET IN PASED MONTRIL

CLEANOUT
455.00 IE IN

PENASQUITOS BLVD

T\ CONNECT TO EXISTING 12"~
\ ACP WATER MAIN IN RANCHO

—_——————— VIM BOUNDARY

PROPOSED PRIVATE WATER MAIN (SIZE PER PLAN)
CITY OF SAN DIEGO SDW~110, SDW~148, SOW-157

PROPOSED PRIVATE FIRE MAIN (SIZE PER PLAN)
PER NFPA PAMPHLET 24 (2016 EDITION)

PROPOSED PRIVATE WATER SERVGE
CALIFORNIA PLUMBING CODE

PROPOSED PRIVATE FIRE SERVICE
PER NFPA PAMPHLET 24 (2016 EDITION)

PROPOSED FIRE REDUCE PRESSURE DETECTOR ASSEMBLY
CITY OF SAN DIEGO SDW-120

PROPOSED DUAL WATER METERS AND BACK FLOW DEVICE
CITY OF SAN DIEGO SDW~119

PROPOSED PRIVATE SEWER AND SEWER MANHOLE
(SIZE PER PLAN) CALIFORNIA PLUMBING CODE

PROPOSED SEWER FLOW (SLOPE PER PLAN)

PROPOSED PRIVATE SEWER LATERAL
CALIFORNIA PLUMBING CODE

PROPOSED PRIVATE IRRIGATION SERVICE, METER,
AND BACKFLOW PREVENTION DEVICE.

PROPOSED STORM DRAIN
(PRIVATE UNLESS OTHERWSE NOTED)
CITY OF SAN DIEGO D-67 AND SDD-110

PROPOSE STORM DRAIN GRATED INLET (TYPE-I)
(PRIVATE UNLESS OTHERWSE NOTED)
CITY OF SAN DIEGO SDD—114, D15, AND D-29

PROPOSED STORM DRAIN CURB INET (TYPE-B)
(PRIVATE UNLESS OTHERWSE NOTED,
CITY OF SAN DIEGO SDD—114 AND SDD~116

PROPOSED STORM DRAIN CLEAN OUT (TYPE A-4)
(PRIVATE UNLESS OTHERWSE NOTED)
CITY OF SAN DIEGO SDD—114 AND D-09

o PROPOSED FIRE HYDRANT
CITY OF SAN DIEGO SDW-104, SDW~148, AND SDW-151

ALL SEWER, WATER, AND STORM DRAIN UTILITIES ARE
PRIVATE UNLESS OTHERWISE NOTED.

NOTE: THE SUBDIVIDER SHALL ENSURE THAT ALL ONSITE UTILITIES SERVING THE.
SUBDIVISION SHALL BE UNDERGROUNDED WITH ALL OF THE APPROPRIATE PERMITS.

UTILITY NOTES

503.72 IE IN
/501.19 IE oUT /

RIN=509.
505.15 /€ IN™,
~=/ 50482 E 0T &

' 9 > ~
P
\\.m 7 MH NO 8 .

/ RIM=510.3
A % BLDG 5 50221 IE IV
2. & 501.88 IE OUT
TN (S /
)

RPDA BACKFLOW /) LEANOUT
1 . l,,;:/l"\l 4850 IE IN

y
C o
// £} . . 484.67 I OUT L__

5.

=~

PER CITY OF SAN DIEGO SEWER
DESIGN GUIDELINES

- EXISTING PUBLIC STREET
= EASEMENT RECORDED 04//02/1986,
_FILE NO 86-127175 OF OR.

DO A
“_ PROPOSED WATER *
EASEMENT

cLEANOUT /|

S AmBEN_ |
\477.00 IE OUT ™ /8 Y4
\ \ le—7. /= RPDA BACKFLOW DEVICE
\ Y N v
\ \ I ' 5o DUAL 2" METER
\ N X AND BACKFLOW

ABAND
CITY OF SAN DIEGO SEWER
DESIGN GUIDELINE ~

) STl
EX. SEWER PER ’A,
i

/
\ EXISTING 10° PVC SEWER MAN '
| PER DWG. NO. 21692-D

IRED FOR -

SEWER EASEMENT —  CURE INLET

SRR Y T ‘».\
— | _CONNECT TO EXSTING BIOCLEAN MODULAR R y
N SEWER MANHOLE = WETLANDS UNIT =
S\ PER DWG. NO. 21692-D MHS—L—4-13 N\~ \
(RIM=493.5 — 480.2 [E) == MH NO 1} N o
: AT <l v FIM=4962 \ 0r —
TR 49085 € W\ .
g g
£ SR N\ 2,250 CF UNDERGROUND STORAGE
EXSTNG OFFSITE SEWER N\ %
VAULT. STORMTRAP SINGLE TRAP
EASEMENT TO REWAIN - s

490.73 IE OUT —
//////40.08 IF @ 1.0%

N N _aeanour )
=7\ - 486,00 IE /N)}\ o
\ [ 48567 IE OUT ™71
— | D N
—

1.

2

[

Y

~

NO TREES OR SHRUBS EXCEEDING THREE FEET IN HEIGHT AT MATURITY SHALL BE INSTALLED WITHIN
TEN FEET OF ANY SEWER AND FIVE FEET OF ANY WATER FACILITIES.

MINIMUM 10 FOOT SEPARATION FROM SEWER MAINS TO WATER MAINS. 10 FOOT SEPARATION TO BE
MEASURED FROM OUTSIDE EDGE OF PIPE TO OUTSIDE EDGE OF PIPE.

ALL WATER SERVICES TO THE SITE, INCLUDING DOMESTIC, IRRIGATION AND FIRE, WILL REQUIRE
PRIVATE, ABOVE GROUND BACK FLOW PREVENTION DEVICES (BFFDS). BFFDS ARE TYPICALLY
LOCATED ON PRIVATE PROPERTY, IN LINE WITH THE SERVICE AND IMMEDIATELY ADJACENT TO_THE
RIGHT-OF -WAY. THE PUBLIC UTILITIES DEPARTMENT WLL NOT PERMIT THE REQUIRED BFPDS TO BE
LOCATED BELOW GRADE OR WITHIN THE STRUCTURE.

IF A 3" OR LARGER METER IS REQUIRED FOR THIS PROJECT, THE OWNER/PERMITTEE SHALL
CONSTRUCT THE NEW METER AND PRIVATE BACKFLOW DEVICE ON SITE, ABOVE GROUND, WITHIN AN
ADEQUATELY SIZED WATER EASEMENT, IN A MANNER SATISFACTORY TO THE PUBLIC UTILITES
DIRECTOR AND THE CITY ENGINEER.

PRIOR TO THE ISSUANCE OF ANY BUILDING PERMITS, THE OWNER/PERMITTEE SHALL OBTAIN AN
ENCROACHMENT MAINTENANCE REMOVAL AGREEMENT, FROM THE CITY ENGINEER, FOR THE PRIVATE
SEWER LATERAL IN THE PUBLIC SEWER EASEMENT.

WATER METER SIZE WILL BE BASED UPON APPROVED WATER METER DATA CARD.

DETAILED DESIGN WILL BE PROPOSED DURING MINISTERIAL REVIEW.
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4 History of Project Changes

This section chronicles the physical changes that have been made to the project in response to
revisions requested by City staff, as well as through the project review and refinement process.
These changes are described below:

e The initial version of the project submitted for the Community Plan Amendment Initiation
process in 2018 included 92 multi-family units on 5.5 acres and 9.7 acres of open space. The
project was reduced to 32 dwelling units within 6 buildings for the first submittal. Due to cost
feasibility issues, the project product type was changed to townhomes and design was
changes to consist of 55 units within five buildings. Overall, the project units and grading
footprint were reduced, which reduced impacts associated with greenhouse gas emissions
and biological resources.

e The December 2020 version of the project was originally seeking a deviation for grading, as it
was including a 1.5:1 slope gradient for the western slope adjacent to the nearby residences in
order to reduce the grading footprint within Environmentally Sensitive Lands (sensitive habitat
and steep slopes) and create a larger distance between the grading activities and adjacent
existing homes to avoid construction noise impacts. However, the City ultimately required the
slope be 2:1. With this change, the project resulted in an additional 0.13-acre impact to
sensitive biological habitat and steep slopes, and a new impact to the adjacent residences
from the construction noise and vibration being moved closer to those sensitive receivers.

e The project drainage was originally designed to discharge to the Interstate 15 Caltrans right
of way to the east of the site. The project was revised in December 2020 to collect runoff
from the development area and discharge it into the City's stormwater system in Paseo
Montril instead, which reduced biological impacts to sensitive habitats as well as eliminate
the need for a Caltrans Encroachment Permit.

e Attherequest of the City, the proposed wall and landscaping located at the northeastern
corner of the development was modified to include enhanced landscape screening and wall
tiering. The original 27-foot tall wall was modified to instead include two walls; Wall 3a that is
up to 14.5 feet tall, and Wall 3b that is up to 12.5 feet tall. This change increased the project
footprint and associated biological resource sensitive habitat impacts in this area, but also
provided increased compliance with City's Municipal Code Section 142.0340(e) that is
intended to preserve visual quality and identifies a wall height limit of 12 feet.
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5 Environmental Analysis

The following sections analyze the potential environmental impacts that may occur as a result of
implementation of the proposed Paseo Montril Project (project). Each issue analysis section includes a
description of existing conditions, the criteria for the determination of impact significance, evaluation of
potential project impacts including mitigation measures (if applicable), and a conclusion of significance
after mitigation for impacts identified as requiring mitigation (if applicable).

The environmental issues addressed in this chapter include the following:

e Land Use

e Transportation

e Air Quality and Odor

e Biological Resources

e Energy

¢ Geologic Conditions

e Greenhouse Gas Emissions
e Health and Safety

e Hydrology

Paseo Montril EIR
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5.1 - Land Use

5.1 Land Use

This section describes the existing land use and planning conditions of the proposed Paseo Montril
Project (project) site, identifies associated regulatory requirements, evaluates potential impacts, and
identifies mitigation measures, if applicable, related to implementation of the project.

5.1.1 Existing Conditions

Existing Physical Conditions

The 15.2-acre project site currently consists of an undeveloped hillside located along Interstate 15
between commercial, residential and open space uses. The site contains native habitat (Diegan
coastal sage scrub), as well as disturbed habitats (eucalyptus woodland, urban/developed and
disturbed habitat). The site is accessible from the Paseo Montril cul-de-sac that terminates at the
south side if the site.

Surrounding Land Uses and Setting

The surrounding development consists of residential (single-family) to the north, and commercial
development along Rancho Pefiasquitos Boulevard. Multi-family homes exist to the west of the
project site, along the southbound lane of Rancho Pefiasquitos Boulevard, including the Rancho
Villas Eaves Ranch Pefiasquitos, and Pefiasquitos Point complexes. Additional multi-family homes
exist along the portion of Paseo Montril to the west of Rancho Pefiasquitos Boulevard (Figure 2-4).

To the west, adjacent to the project site and along Rancho Pefiasquitos Boulevard are a variety of
commercial and employment uses. The commercial areas include drive-thru/dine-in fast food
restaurants, gas stations, an auto repair shop, a hotel, and various other small-scale commercial
shops. To the west of the commercial areas, located along Paseo Montril, are additional single-family
neighborhoods. The closest public parks include the Views West Neighborhood Park to the
northwest, the Sabre Springs Park to the east, and Ridgewood Park to the southwest. The
Pefiasquitos Creek and Los Pefiasquitos Canyon preserve are located to the south of the project site,
separated from the project site by I-15 and the freeway interchange with Rancho Pefiasquitos
Boulevard and Poway Road.

Regional access to the project area is provided by I-15, which runs north-south adjacent to the project
area, allowing for vehicular and transit access to the larger San Diego region as well as Riverside
County to the north. State Route 56 runs east-west where it transitions from Ted Williams Parkway to
I-5, also providing regional vehicular access to points west of the project area. The existing roadway
network within and immediately surrounding the project area is summarized herein.

Site Land Use and Zoning

According to City's General Plan, the project site is designated Park, Open Space, and Recreation in
the General Plan, while the off-site area is designated as Roads/Freeway/Transportation (City of
San Diego 2015a) (Figure 2-4, Existing General Plan Land Use Designation). Most of the project site
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5.1 - Land Use

is zoned as Residential-Multiple (RM-2-5), while the western corner of the site is zoned as
Residential-Single (RS-1-14). The RM-2-5 zone allows for residential development of up to one
dwelling unit for each 1,500 square feet of lot area. The RS-1-14 zone allows for residential
development of up to one dwelling unit per a minimum lot size of 5,000 square feet. The off-site
area is located within the Commercial-Community (CC-1-3) zone and is currently constructed as a
roadway (Figure 2-6, Existing Zoning).

The project site is located in the Rancho Pefiasquitos Community Plan (Community Plan), last
amended in April 2019 (City of San Diego 2019). The project site is currently designated as Open
Space, while the off-site area is designated as Major Utility Facility, as identified within the
Community Plan Land Use Map (City of San Diego 2011).

5.1.2 Regulatory Framework

State
California Building Code Title 24

California Building Code Title 24, also known as the California Building Standards Code, establishes
building standards applicable to all occupancies throughout the state. Title 24 analysis is not a CEQA
requirement but is a project permitting requirement. The code provides acoustical regulations for
both exterior-to-interior sound insulation as well as sound and impact isolation between adjacent
spaces of various occupied units. Title 24 regulations state that interior noise levels generated by
exterior noise sources shall not exceed 45 dBA CNEL/day-night average noise level (Lq4n) with
windows closed, in any habitable room for general residential use (State of California 2019). These
regulations are applicable to the proposed project.

Additionally, Part 11 of Title 24, known as the California Green Building Standards Code, provides
guidance on mandatory and voluntary measures for environmental comfort and acoustical control.
The California Green Building Standards Code recommends that classrooms have a maximum
background noise level of 45 dBA Leq (State of California 2019).

Senate Bill 18

Native American involvement in the development review process is addressed by several state laws.
As the project requires an amendment to the General Plan to an area designated as open space, it is
therefore subject to the consultation requirements of Senate Bill (SB) 18. SB 18 includes detailed
requirements for local agencies to consult with identified California Native American Tribes early in
the planning and/or development process. The California Native American Graves Protection and
Repatriation Act (2001) ensures that Native American human remains, and cultural items are treated
with respect and dignity during all phases of the archaeological evaluation process in accordance
with CEQA and any applicable local regulations.
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Local
San Diego Forward: The Regional Plan

The San Diego Association of Governments (SANDAG) is the federally designated Metropolitan
Planning Organization for the San Diego region. SANDAG serves as a forum for public decision
making on regional issues such as growth, transportation, and land use in San Diego County and
consists of representatives from each of the county’s local jurisdictions. SANDAG builds consensus,
develops strategic plans, obtains and allocates resources, and provides information on a broad
range of topics pertinent to the region’s quality of life.

The Regional Comprehensive Plan (RCP), adopted in 2004 by SANDAG, laid out key principles for
managing the region’s growth while preserving natural resources and limiting urban sprawl. The
plan covered eight policy areas, including urban form, transportation, housing, healthy environment,
economic prosperity, public facilities, our borders, and social equity.

In 2011, SANDAG approved the 2050 Regional Transportation Plan and Sustainable Communities
Strategy (RTP/SCS). This approval marked the first time SANDAG's RTP included a sustainable
communities strategy, consistent with the Sustainable Communities and Climate Protection Act of
2008, also known as Senate Bill 375. This RTP/SCS provided a blueprint to improve mobility, preserve
open space, and create communities, all with transportation choices to reduce greenhouse gas
emissions and meet specific targets set by the California Air Resources Board (CARB) as required by
the 2008 Sustainable Communities and Climate Protection Act. In 2010, CARB established targets for
each region in California governed by a metropolitan planning organization.

On December 10, 2021, the SANDAG Board of Directors adopted San Diego Forward: The Regional
Plan (Regional Plan). The Regional Plan combines the two previously described existing regional
planning documents: the RCP and the RTP/SCS. The Regional Plan updates growth forecasts and is
based on the most recent planning assumptions from currently adopted land use plans, including
the City's General Plan and other factors from the cities in the region and the County. SANDAG's
Regional Plan will change in response to the ongoing land use planning of the City and other
jurisdictions. For example, the City's General Plan, and other local cities’ General Plans, may change
based on General Plan Amendments initiated by the jurisdiction or landowner applicants. The
General Plan Amendments may result in increases in development densities by amending the
regional category designations or zoning classifications. Accordingly, SANDAG's RTP/SCS latest
forecasts of future development in the San Diego region, including location, must be coordinated
closely with each jurisdiction’s ongoing land use planning because that planning is not static, as
recognized by the need for updates to SANDAG's RTP/SCS every 4 years. .

City of San Diego General Plan

The City's General Plan was unanimously adopted by the City Council on March 10, 2008, with some
updates to other sections occurring later.

The General Plan builds upon many of the goals and strategies of the former 1979 General Plan, in
addition to offering new policy direction in the areas of urban form, neighborhood character,
historic preservation, public facilities, recreation, conservation, mobility, housing affordability,
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economic prosperity, and equitable development. It recognizes and explains the critical role of the
community planning program as the vehicle to tailor the City of Villages strategy, which promotes
pedestrian- friendly and mixed-use activity centers, for each neighborhood. The General Plan also
outlines the plan amendment process, implementation strategies, and considers the continued
growth of the City beyond the year 2020 (City of San Diego 2008a). The General Plan includes a
Strategic Framework that lists the ten overall Guiding Principles, outlines the purpose of each of the
different elements of the General Plan, and how the General Plan is implemented (including an
action plan, budgeting process, and the City of Villages strategy). The different elements of the
General Plan are described in the following paragraphs.

Land Use and Community Planning Element (City of San Diego 2015a): The purpose of this element
is to guide future growth and development into a sustainable citywide development pattern, while
maintaining or enhancing quality of life in the City's communities. The Land Use and Community
Planning Element addresses land use issues that apply to the City as a whole. The community
planning program, which incorporated the various community plans adopted throughout the City, is
the mechanism to refine citywide policies, designate land uses, and make additional site-specific
recommendations as needed. The Land Use and Community Planning Element establishes the
structure to respect the diversity of each community and includes policy direction to govern the
preparation of community plans. The element also provides policy direction in areas including
zoning and policy consistency, the plan amendment process, coastal planning, airport land use
compatibility planning, annexation policies, balanced communities, equitable development, and
environmental justice. The project site is designated Park, Open Space, and Recreation in the
General Plan Land use and Community Planning Element. According to Figure LU-1 of the Land Use
and Community Planning Element, the project site itself has low Village Propensity, however the
area immediately to the north (residential and Carmel Mountain Plaza) is considered to have higher
Village Propensity.

Mobility Element (City of San Diego 2015b): This element strives to improve mobility in the City
by providing policies that support a balanced, multimodal transportation network, while
minimizing environmental and neighborhood impacts. The Mobility Element contains policies
that help make walking more viable for short trips, in addition to addressing various other
transportation choices in a manner that strengthens the City of Villages land use visions and
helps to achieve a sustainable environment.

Urban Design Element (City of San Diego 2008b): “Urban design” describes the physical features that
define the character or image of a street, neighborhood, community, or the City as a whole. Urban
design provides the visual and sensory relationship between people and the built and natural
environment. The built environment includes buildings and streets, and the natural environment
includes features such as shorelines, canyons, mesas, and parks as they shape and are incorporated
into the urban framework. Citywide urban design recommendations are necessary to ensure that
the built environment continues to contribute to the qualities that distinguish the City as a unique
living environment.

Economic Prosperity Element (City of San Diego 2015c): The policies in this element are intended
to improve economic prosperity by ensuring that the economy grows in ways that strengthen our
industries, retain and create good jobs with self-sufficient wages, increase average income, and

Paseo Montril EIR 12476.01

April 2022 5.1-4



5.1 - Land Use

stimulate economic investment in our communities. A strong economy creates the wealth that
allows San Diegans to support the public facilities, services, and quality of life they demand.

Public Facilities, Services, and Safety Element (City of San Diego 2018): This element
addresses facilities and services that are publicly managed and have a direct influence on the
location of land use. These include fire rescue, police, wastewater, stormwater, water
infrastructure, waste management, libraries, schools, information infrastructure, disaster
preparedness, and seismic safety. Public Facilities, Services, and Safety Element goals and polices
are associated with providing adequate public facilities and services to serve the existing
population and new growth. Applicable recommendations include requiring development
proposals to fully address impacts to public facilities and services.

Recreation Element (City of San Diego 2021): The City has over 38,930 acres of park and open
space lands that offer a diverse range of recreational opportunities. The Recreation Element
contains goals and policies to address the challenges the City faces to preserve, protect, develop,
operate, maintain, and enhance public recreation opportunities and facilities throughout the City.
The purpose of the element is to help manage the increasing demand on existing/remaining usable
park and recreation resources/facilities; develop open space lands and resource-based parks for
population-based recreational purposes; ensure the distribution and access to parks is achieved
equally citywide recognizing the unique differences among communities; and achieve livable
neighborhoods and communities.

Conservation Element (City of San Diego 2008c): The Conservation Element contains policies to guide
the conservation of resources that are fundamental components of San Diego's environment, help
define the City’s identity, and are relied upon for continued economic prosperity. The purpose of this
element is to help the City become an international model of sustainable development and conservation
and to provide for the long-term conservation and sustainable management of the rich natural
resources that help define the City’s identity, contribute to its economy, and improve its quality of life.

Housing Element: The City of San Diego adopted the 2021-2029 Housing Element on June 16, 2020.
The 2021-2029 Housing element is the sixth update, or the 6th cycle, to the City's Housing Element
as it needed to be updated alongside the recent regional housing needs allocation (RHNA) updates
given by SANDAG (City of San Diego 2020a). Key goals to the Housing Element are to ensure the
provision of sufficient housing for all income groups to accommodate San Diego's anticipated share
of regional growth, ensure a sense of community through new development, align housing policies
with climate adaption strategies, and encourage sustainable patterns of movement.
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Noise Element: The purpose of the noise element is to protect people living and working in the
City from excessive noise. The Noise Element provides goals and policies to guide compatible land
uses and incorporates noise attenuation measures for new uses to protect people living and
working in the City from an excessive noise environment. It also establishes noise land use
compatibility guidelines. Table 5.1-1 provides the noise land use compatibility guidelines, which is
copied from Table NE-3 of the General Plan Noise Element. The following goals and policies are
applicable to the project:

Table 5.1-1.
City of San Diego Land Use - Noise Compatibility Guidelines

Parks and Recreational

Parks, Active and Passive Recreation

Outdoor Spectator Sports; Golf Courses; Water Recreational
Facilities; Indoor Recreation Facilities

Agricultural

Crop Raising and Farming; Community Gardens, Aquaculture,
Dairies; Horticulture Nurseries and Greenhouses; Animal
Raising, Maintenance and Keeping; Commercial Stables

Residential

Single Dwelling Units; Mobile Homes

Multiple Dwelling Units; *For uses affected by aircraft noise, refer
to Policies NE-D.2. and NE-D.3.

Institutional

Hospitals; Nursing Facilities; Intermediate Care Facilities;
Kindergarten through Grade 12 Educational Facilities; Libraries;
Museums; Child Care Facilities

Other Educational Facilities including Vocational/Trade Schools
and Colleges and Universities

Cemeteries

Retail Sales

Building Supplies/Equipment; Food, Beverages, and Groceries;
Pets and Pet Supplies; Sundries, Pharmaceutical and
Convenience Sales; Wearing Apparel and Accessories
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Table 5.1-1.

City of San Diego Land Use - Noise Compatibility Guidelines

Exterior Noise Exposure

(dBA CNEL)
Land Use Category 60 65 70 75
Commercial Services
Building Services; Business Support; Eating and Drinking; Financial 50 50
Institutions; Maintenance and Repair; Personal Services;
Assembly and Entertainment (includes public and religious
assembly); Radio and Television Studios; Golf Course Support
Visitor Accommodations 45 45 45
Offices
Business and Professional; Government; Medical, Dental and 50 50

Health Practitioner; Regional and Corporate Headquarters

Vehicle and Vehicular Equipment Sales and Services Use

Commercial or Personal Vehicle Repair and Maintenance;
Commercial or Personal Vehicle Sales and Rentals; Vehicle
Equipment and Supplies Sales and Rentals; Vehicle Parking

Wholesale, Distribution, Storage Use Category

Equipment and Materials Storage Yards; Moving and Storage
Facilities; Warehouse; Wholesale Distribution

Industrial

Heavy Manufacturing; Light Manufacturing; Marine Industry;
Trucking and Transportation Terminals; Mining and Extractive

Industries

Research and Development

50

Compatible Indoor Uses | Standard construction methods should attenuate exterior
noise to an acceptable indoor noise level. Refer to Section I.
Outdoor Activities associated with the land use may be carried out.
Uses
Conditionally | Indoor Uses | Building structure must attenuate exterior noise to the indoor
Compatible noise level indicated by the number for occupied areas. Refer
to Section .
Outdoor Feasible noise mitigation techniques should be analyzed and
Uses incorporated to make the outdoor activities acceptable. Refer

to Section I.
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Table 5.1-1.
City of San Diego Land Use - Noise Compatibility Guidelines

Exterior Noise Exposure

(dBA CNEL)
Land Use Category 60 65 70 75
Incompatible | Indoor Uses | New construction should not be undertaken.
Outdoor Severe noise interference makes outdoor activities
Uses unacceptable.

Source: City of San Diego 2015d.

Historic Preservation Element (City of San Diego 2008d): The purpose of this element is to guide
the preservation, protection, restoration, and rehabilitation of historical and cultural resources and
maintain a sense of the City. It also aims to improve the quality of the built environment, encourage
appreciation for the City's history and culture, maintain the character and identity of communities,
and contribute to the City's economic vitality through historic preservation.

Rancho Pefiasquitos Community Plan

The Rancho Pefiasquitos Community Plan (Community Plan) identifies the issues and goals of the
community with respect to land use, public facilities, urban design and environmental constraints.
Issues have been identified based on an examination of existing conditions and as the result of
meetings and workshops with residents of Rancho Pefiasquitos. The following are the Community
Plan overall goals (City of San Diego 2011):

e Ensure that needed public facilities are provided at the time of need.

e Provide a diversity of housing opportunities for a variety of household types, lifestyles and
income levels, while maximizing the health, safety and welfare of the community.

e Provide attractive commercial development to serve the community's day-to-day shopping,
service and recreational requirements.

e Provide public parks and recreation facilities as needed, while preserving and maintaining
landscaped and natural open space areas.

e Construct and maintain an adequate system for vehicular, bicycle and pedestrian circulation
within the community, while providing adequate access to the larger San Diego region.

e Ensure a pleasant and healthful physical and social environment for Rancho Pefiasquitos
residents by balancing development with the preservation of the community's natural
resources and amenities.

e Provide and maintain a high level of public facilities and services concurrent with community
growth and tailored to community needs.

The overall land use plan encompasses parcels designated for residential, commercial, industrial, and
open space. The project site is currently designated as Open Space, while the off-site area is
designated as Major Utility Facility, as identified within the Community Plan Land Use Map (City of San
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Diego 2011) (Figure 2-5, Existing Community Plan Land Use Designation). Given these designations, the
open space and housing policies are particularly pertinent and discussed further below.

Community Plan: Open Space Policies

The Rancho Pefiasquitos Community contains a unique system of canyons, hillsides and ridges
which are an important part of the community character. The primary goal of the Open Space
Element within the Community Plan is to conserve, enhance and restore all open space and
sensitive resource areas. Open space policies aim to use open space as a buffer, ensure the
interface between developments remain non-intrusive, protect hillside resources, and preserve
open space systems.

Community Plan: Housing Policies

The primary goal of the Residential Element is to provide housing opportunities for a variety of household
types, lifestyle, and income levels. Housing policies also hope to maintain open space, preserving hillside
character, support low- and moderate- income level housing, and develop with site characteristics and
resources in mind.

City of San Diego Municipal Code
Land Development Code Regulations
Base Zones

Chapter 13, Zones, of San Diego Municipal Code, establishes base zones and overlay zones for the
land within the City. The establishment of base zones helps ensure that land uses within the City are
properly located. Base zones are intended to regulate uses; minimize adverse impacts of these uses;
regulated density and intensity; building size; and address the relationships between land and
buildings (City of San Diego 2020b). The project site is zoned as Residential-Multiple Unit (RM-2-5) and
Residential Single Unit (RS-1-14) (see Section 3.3.9, Discretionary Actions).

Overlay Zones

The establishment of overlay zones is supplemental to the regulations established for base zones.
Overlay zones are tailored to specific geographic areas of the city and address specific issues not
addressed in base zones (City of San Diego 2020b). This project site is within the Airport Compatibility
Overlay Zone (ALUOZ) (see Section 3.3.9).

Environmentally Sensitive Lands

The project site contains Environmentally Sensitive Land due to biologically sensitive resources and
steep hillsides. Regulations for land use plans that are proposed for sites that contains ESL are
regulated by the City’s Environmentally Sensitive Lands Regulations contained in San Diego
Municipal Code Section 143.0115 (Procedures and Regulations for Project- Specific Land Use Plans).
The City's Environmentally Sensitive Lands Regulations are intended to protect environmentally
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sensitive lands and ensure that development in these areas is done in a way that preserves the
resources and natural character of the land.

City of San Diego Multiple Species Conservation Program Subarea Plan

The San Diego Multiple Species Conservation Program (MSCP) is a long-term regional conservation
plan established to protect sensitive species and habitats in San Diego County. The regional MSCP is
divided into subarea plans that are implemented separately from one another (City of San Diego
1997). The entire project site is within the City of San Diego Subarea Plan. This subarea encompasses
206,124 acres and is generally characterized by urban land use. Within the City's MSCP Subarea, a
largely contiguous, habitat baseline area or Multi-Habitat Planning Area (MHPA) of approximately
60,000 acres was identified. At the end of the 50-year permit, the City's final MSCP preserve will
consist of 90% or greater conserved lands from the City's MHPA. The MHPA “baseline/hard line”
areas were developed by the City in cooperation with the wildlife agencies, property owners,
developers, and environmental groups. The MHPA identifies biological core resource areas and
corridors targeted for conservation, in which only limited development may occur (City of San Diego
1997). The project area is located outside of these habitat linkages and core areas. The nearest
MHPA area is located across the |-15 freeway to the east, approximately 0.08 miles (440 feet) away.

City of San Diego Climate Action Plan

In December 2015, the City adopted a Climate Action Plan (CAP) that outlines the actions that the
City will undertake to achieve its proportional share of state greenhouse gas (GHG) emission
reductions. The CAP includes a variety of potential GHG reduction policies and measures selected to
help meet the City's 2050 GHG reduction goals of 80% below the 2010 baseline and meet the City's
2035 interim target that was set based upon the trajectory for meeting the 2050 reductions.
Successful implementation of the CAP will prepare for anticipated climate change impacts in the
coming decades, help California achieve its reduction target by contributing the City's fair share of
GHG reductions, and have a positive impact on the regional economy. The CAP includes a baseline
inventory for 2010; emissions forecasts for 2020 and 2035; establishes reduction targets for 2020
and 2035; and identifies federal, state and local measures to reduce emissions that, when totaled,
meet or exceed the 2020 and 2035 targets. The CAP also provides an implementation action and
phasing for individual goals (City of San Diego 2015e). Each of the City's CAP strategies includes goals
to identify ways to reduce GHG emissions.

The CAP includes the following five strategies developed to reduce Citywide GHG emissions and to
achieve reduction targets for the years 2020 and 2035 (City of San Diego 2015e):

1. Energy- and water-efficient buildings

2. Clean and Renewable Energy
3. Bicycling, Walking, Transit and Land Use
4, Zero Waste (Gas and Waste Management)
5. Climate Resiliency
Paseo Montril EIR 12476.01

April 2022 5.1-10



5.1 - Land Use

The CAP Consistency Checklist, adopted July 12, 2016, is the primary document used by the City to
ensure project-by-project consistency with the underlying assumptions in the CAP and confirm that
a project would not impact the City's ability to achieve its emission reduction targets identified in the
CAP. The CAP checklist is used as the City's GHG threshold in conjunction with the City of San Diego
CEQA Thresholds (City of San Diego 2020c).

MCAS Miramar Airport Land Use Compatibility Plan

The Airport Authority, which serves as the state-designated Airport Land Use Commission for San
Diego County, adopts ALUCPs. ALUCPs serve as a tool for the Airport Land Use Commission when
conducting reviews of proposed land uses in areas surrounding airports. The plans also assist the
City, as an affected local land use jurisdiction, in the preparation or amendment of land use plans
and ordinances, including its General Plan.

Originally adopted in October 2008, the MCAS Miramar ALUCP provides for the orderly growth of the
area surrounding the airport and safeguards welfare of the public within the vicinity of the airport. The
project site is located within Review Area 2 of the Airport Influence Area and the MCAS Miramar Real
Estate Disclosure Area, according to the MCAS Miramar ALUCP (San Diego Regional Airport Authority
2011). Review Area 2 consists of locations within the airspace protection and/or overflight notification
area. Limits on the heights of structures, particularly in areas of high terrain, are the only restrictions
on land use within Review Area 2.

5.1.3 Impacts Analysis

5.1.3.1 Issue 1: Community Plan Consistency

Issue 1: Would the project result in a conflict with the environmental goals, objectives, and
recommendations of the community plan in which it is located?

Thresholds

According to the City's Significance Determination Thresholds (City of San Diego 2020c¢), an
inconsistency with a plan is not in of itself a significant impact; the inconsistency would have to
relate to an environmental issue (i.e., cause a direct or indirect physical change in the environment)
to be considered significant under CEQA. Land use impacts may be significant if a project would be:

e Inconsistent or conflict with an adopted land use designation or intensity and result in
indirect or secondary environmental impacts;

e Inconsistent or conflict with the environmental goals and/or objectives of a community or general
plan; or

e Substantially incompatible with an adopted plan.
Impact

As described previously, the project site is designated Park, Open Space, and Recreation in the
General Plan, while the off-site area is designated as Roads/Freeway/Transportation. The parcels
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within the project site are zoned as Residential-Multiple Unit (RM-2-5) and Residential Single Unit
(RS-1-14) (see Section 3.3.9). In the Community Plan, the project site is currently designated as Open
Space, while the off-site area is designated as Major Utility Facility (City of San Diego 2011) (Figure 2-
4). The project is concurrently processing General Plan Amendment and Community Plan
Amendment (CPA), as well as a Rezone, which would increase the intensity of use and allow for the
proposed residential development on site. The project includes a Rezone to change Lot 1 to RM-1-1
and Lot 2 to OC-1-1.

Impacts associated with the increase in use intensity on the site are analyzed and addressed
throughout this EIR; refer to Section 5.2, Transportation; Section 5.3, Air Quality and Odor; Section
5.7, Greenhouse Gas Emissions; Section 5.10, Noise; Section 5.13, Public Services; Section 5.2;
Section 5.16, Visual Effects/Neighborhood Character; and Chapter 6, Cumulative Impacts. The land
use consistency analysis takes several factors into consideration such as whether or not the project
implements a principle, goal, or policy or directly conflicts with the implementation of a principle,
goal, or policy Included in a planning document.

General Plan

The project would be consistent with the General Plan’s Land Use and Community Planning Element,
as the project would proposing a General Plan Amendment (GPA) and CPA that would help to
implement General Plan policies and CPA policies related to increasing the housing stock and
providing housing available to a variety of income-levels.

The project would be consistent with the General Plan’s Mobility Element goals and policies, as the
project would directly improve the walkability of the project site and surroundings as a pedestrian and
bicycle path network would be provided within the site that would connect the proposed residential
uses to internal private amenities as well as the public Paseo Montril sidewalk. Additionally, the project
would provide one bike per unit, Commute Trip Reduction Program, bike parking, bike storage, and
transit passes would be provided to residents as mitigation (MM-TRA-1 to MM-TRA-5).

The project would be consistent with the General Plan’s Urban Design Element goals and policies.
The project design is detailed in the project's Design Guidelines, Implementation of the Design
Guidelines would result in a project that is architecturally and visually similar to the existing
surrounding neighborhood. The project also plans on maintaining the open space characteristics of
the area by preserving the majority of the site as open space via a Covenant of Easement.
Sustainability design features to align with urban design policies include but are not limited to,
developing a site within an urbanized area to reduce sprawl, clustering buildings to reduce the
project footprint, infrastructure for future electrical vehicle charging stations, photovoltaic solar
panels, energy efficient appliances, and use of drought tolerant landscaping and native species.
Overall, the proposed development of the site would be consistent with the General Plan’s Urban
Design Element goals and policies.

The project would be consistent with the General Plan’s Public Facilities, Services, and Safety
Element goals and policies, as well as Recreation Element goals and policies. As discussed in Section
5.13 Public Services, implementation of the project would increase the demand for public services
and facilities including police and fire protection services, parks and recreation facilities, schools, and
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libraries. However, the project would be adequately served by existing fire and police protection
services and there would be no need to expand or build new police or fire facilities as a result of the
project. Additionally, development impact fees would also be paid to the Poway Unified School
District and there would be no need to expand or build new school facilities as a result of the
project. With regard to parks and recreation facilities, the project would increase demand for
recreational areas or uses in the community. The project would not substantially increase demand
on public facilities and would pay all relevant fees towards these services. Additionally, this EIR has
analyzed potential safety hazards associated with the project and would implement all relevant
codes and mitigation measures to reduce safety impacts to a level below significance (see Sections
5.6, Geologic Conditions; 5.8, Health and Safety). This EIR has analyzed its utility and water
infrastructure potential impacts and also have determined those to have a less than significant
impact (see Sections 5.9, Hydrology; 5.14, Public Utilities; 5.17, Water Quality).

The project would be consistent with the General Plan’s Conservation Element, as the project would
include sustainability design features and mitigation measures to help reduce the project’s carbon
footprint and preserve biological resources (MM-BIO-1, which requires recording a Covenant of
Easement on Lot 2 for preservation and protection of Diegan coastal sage scrub; , MM-GHG-1 to
MM-GHG-4, and MM-TRA-1 to MM-TRA-5).

The project would be consistent with the General Plan’s Noise Element. The project has analyzed
potential noise impacts in the Noise Technical Report (Appendix H) and EIR Section 5.10 to
determine if the project would result in any substantial impacts. With mitigation MM-NOI-1, which
requires on-site noise control and sound abatement, and MM-NOI-2, which requires
implementation of a blasting vibration and noise plan, the project would provide compliance with
the construction noise and vibration limits at surrounding sensitive receivers. The project would also
comply with applicable existing local and state noise regulations which are found in the City of San
Diego Municipal Code Chapter 5, Article 9.5, Caltrans Transport Construction Vibration Guidance
Manual, and Title 24 of the California Code of Regulations.

The project would be consistent with the General Plan’s Historic Preservation Element. This EIR has
analyzed potential cultural and historic impacts through its Cultural Resources Technical Report (Appendix
N) and Chapter 7, Effects not Found to be Significant, and impacts would be less than significant.

General Plan 2021-2029 Housing Element

The City's General Plan housing element contains policies that focus on ensuring the provision of
sufficient housing for all income groups to accommodate San Diego’s anticipated share of regional
growth over the next Housing Element cycle from 2021 to 2029. The project would comply with
policies that require housing accessibility to lower income residents (Policy HE-1.2) by providing 10%
affordable housing units. The City's policy states new housing is to foster a sense of community
through development regulations that address building orientation and architectural design
features that promote interaction and active lifestyles / commutes. The project would be consistent
with this policy of fostering a sense of community by maintaining an architectural style consistent
with the surrounding area (Spanish Mission and Old West Ranch style). In addition, the project
recreational amenities such as a dog part, bar-b-que area, and various outdoor amenity spaces, would
be open to the public and promote interaction and active lifestyles (Policy HE-M.2).
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The City's General Plan housing element also incorporates sustainability policies that align housing
policies with climate adaption policies. The project would provide transit pass subsidies for tenants
via the HOA, and a pedestrian and bicycle path network would be provided within the site that
would connect the proposed residential uses to internal private amenities as well as the public
Paseo Montril sidewalk, via MM-TRA-1 to MM-TRA-5 in accordance with Policy HE-O.2 (Objective P).

However, Goal 5 - Objective O of the Housing Element states that housing policies should align with
state and local GHG emissions reduction and climate adaptation strategies. As discussed in Section
5.7, while these measures are expected to reduce GHG emissions, the GHG emission reductions are
not quantified, because the GHG reductions from these mitigation measures can't be substantiated
within an acceptable level of accuracy (CAPCOA 2009). Per the City of San Diego’s Climate Action Plan
(CAP), a project that was not accounted for in the CAP could have a significant impact with regards to
GHG emissions. As the site is designated as open space and undeveloped, the CAP assumed the site
would generate no emissions. To meet the assumptions in the CAP, the project would have to obtain
net zero or negative GHG emissions. While the proposed mitigation measures (MM-GHG-1 to MM-
GHG-4 and MM-TRA-1 to MM-TRA-5) would reduce GHG emissions, the associated reduction cannot
be shown to result in net zero emissions. Thus, it cannot be demonstrated that the project would
achieve emissions consistent with the CAP. As such, the project would not be consistent with the
City's Climate Action Plan (CAP) and the project would not be consistent with this goal. The project
would be inconsistent with the General Plan’s Housing Element and land use impacts would be
considered significant (Impact LND-1) considering the resulting significant secondary GHG
emission impact.

Climate Action Plan

The CAP includes a CAP Consistency Checklist to provide a streamlined review process for the GHG
emissions analysis of proposed new development projects that are subject to discretionary review
and trigger environmental review pursuant to CEQA. The CAP Consistency Checklist contains
measures that are required to be implemented on a project-by-project basis to ensure that the
specified emissions targets identified in the CAP are achieved. Implementation of these measures
would ensure that new development is consistent with the CAP’s assumptions for relevant CAP
strategies toward achieving the identified GHG emissions reduction targets. Projects that are
consistent with the CAP as determined through the use of this checklist may rely on the CAP for the
cumulative impacts analysis of GHG emissions. Projects that are not consistent with the CAP must
prepare a comprehensive project-specific analysis of GHG emissions, including quantification of
existing and projected GHG emissions and incorporation of the measures in this checklist to the
extent feasible.

As detailed in Section 5.7, Greenhouse Gas Emissions, although various mitigation measures would
reduce GHG emissions, the project would not be consistent with the City’s Climate Action Plan (CAP).
The CAP utilizes the San Diego Association of Governments) (SANDAG) growth assumptions to
determine the expected City build out GHG emissions. The existing site is designated as open space,
and the SANDAG Series 12 growth planning model assumes no development of the project site
(Cortes, pers comm. 2020). Thus, the CAP assumes no emissions would be generated by the site. To
meet the assumptions in the CAP, the project would have to obtain net zero or negative GHG
emissions. While the proposed mitigation measures would reduce GHG emissions, the associated
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reduction has not been shown to achieve net zero emissions (see Section 5.7). The project would not
be consistent with the City’s CAP. Due to the inconsistencies with the CAP, as detailed in Section 5.7,
the project would result in a significant impact (Impact LND-1).

Rancho Pehasquitos Community Plan (Community Plan)

The Rancho Pefiasquitos Community Plan (Community Plan) open space policies include provisions
to conserve open space areas. Additionally, the Community Plan housing policies indicate that
residential development should use creative and flexible site planning to maximize the preservation
of open space and hillside areas, and the density of new residential development should be based
on the capacity of the land for development consistent with the objective of preserving the character
of the hillside and canyon areas. Although Lot 1 would be amended from Open Space to Low-
Medium Density Residential in the Community Plan, Lot 2 would remain designated as Open Space.
As discussed in Chapter 3, Project Description, the 15.2-acre project site would consist of 11.6-acres
of on-site open space with a covenant of easement (COE) (see Figure 3-5, Grading Plan). The CPA
would allow for development to occur on the project site, which would fulfill the Community Plan’s
Residential Element goal of providing housing opportunities for varying income levels. The CPA re-
designation to Low-Medium Density Residential would be compatible with the surrounding
residential land uses. However, as the project site is located in the Views neighborhood as
designated in the Community Plan, the Community Plan recommends that large open space areas
should be preserved to provide a buffer between the Interstate 15 (I-15) and the residential areas.
The project takes into consideration this Community Plan policy as a large majority of the project
site would designate a majority of its land (11.6-acres) as Open Space within the covenant of
easement (COE), which would be provided to the City pursuant to the City’s Environmentally
Sensitive Lands Municipal Code requirements, and would be maintained by the City in perpetuity
pursuant to the City’s Multiple Species Conservation Program Implementing Agreement (Section
3.3.4, Covenant of Easement). The residential land use designations would allow for residential
development that would fulfill Residential Element goals in the Community Plan. The project,
however, would conflict with the Community Plan’s intention to preserve the hillsides adjacent to I-
15 to provide a visual buffer. As detailed Section 5.16, the removal of approximately 4.90 acres of
visual buffer would not result in any significant impacts regarding visual effects and neighborhood
character. While it was the intent of the Community Plan to preserve the hillsides adjacent to the I-
15 to provide a visual buffer and the project proposes to alter approximately 5 acres within that
area, the change would not result in a significant environmental impact.

The project would be consistent with the Community Plan's Community Appearance and Design
Element, as all project designs and safety measures from the project would be implemented in a
way that would satisfy all goals and relevant Community Appearance and Design Element policies
(see Table 5.1-5).

The project would be consistent with the Community Plan’s Transportation Element as the project
would include provisions to improve pedestrian infrastructure, include bike parking across the
project site, and provide transit passes to encourage use of public transport (see Table 5.1-5).

The project would be consistent with the Community Plan’s Park and Recreation Element, as the
project would provide adequate open space areas and would pay all applicable fees (see Section
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5.13). Additionally, consistency with the Community Plan’s Public Facilities and Services Element is
provided as the project would not substantially increase demands for fire, police, school, and library
services (see Section 5.13).

In conclusion, impacts regarding consistency with the Community Plan would be less than
significant impact.

Significance of Impact

Impacts associated with the increase in use intensity are discussed throughout this EIR in the
sections identified above. As shown in Table 5.1-5, the project would not conflict the environmental
principles, goals, and policies contained within the Community Plan.

However, as discussed above, and as shown in Tables 5.1-4, the project would conflict with some of
the environmental principles, goals, and policies contained within the General Plan, specially policies
in the Housing Element that require consistency with the City's Climate Action Plan (CAP) (Impact
LND-1). As detailed in Section 5.7, although mitigation measures MM-GHG-1 through MM-GHG-4
and MM-TRA-1 to MM-TRA-5 would be implemented to reduce project emissions, they would not
reduce the impact to below a level of significance. Therefore, impacts would be considered
significant and unavoidable.

Mitigation

As detailed in Section 5.2, Transportation, the project would implement MM-TRA-1 (implementation
of pedestrian improvements), MM-TRA-2 (implementation of 10 bike parking spaces), MM-TRA-3
(implementation of a transit subsidy program MM-TRA-4) (implementation of a commute trip
reduction program),and MM-TRA-5 (provide one bicycle per unit to the first buyer of each unit). As
detailed in Section 5.7, Greenhouse Gas Emissions, the project would implement MM-GHG-1
(implementation of cool roofs), MM-GHG-2 (implementation of low flow plumbing fixtures), MM-
GHG-3 (implementation of electric vehicle charging stations), and MM-GHG-4 (implementation of
electric vehicle capable spaces),.

Significance of Impact After Mitigation

Although MM-TRA-1 through MM-TRA-5 and MM-GHG-1 through MM-GHG-4 would help to reduce
project emissions, the project cannot adequately prove that the project would be consistent with
CAP goals. To meet the assumptions in the CAP, the project would have to obtain net zero or
negative GHG emissions. While the proposed mitigation measures would reduce GHG emissions,
the associated reductions would not achieve net zero. Thus, it cannot be demonstrated that the
project would achieve net zero emissions consistent with the CAP. The proposed project land use
impact would be significant and unavoidable (Impact LND-1) after mitigation.
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5.1.3.2 Issue 2: Deviation or Variance

Issue 2: Would the project require a deviation or variance, and the deviation or variance would in
turn result in a physical impact on the environment?

Threshold

According to the City's Significance Determination Thresholds (City of San Diego 2020c), land use
impacts may be significant if a project would result in:

e Conflict with an adopted land use designation or intensity and indirect or secondary
environmental impacts could occur.

Impact
As described in Chapter 3, the project would request deviations, including:

e A 10-foot side yard setback (LDC allows 8-feet or 10% of lot width).
e An 11-foot front setback (LDC allows a 15-foot minimum).

e 19-foot standard front setback (LDC requires a minimum 20 feet).
e 40-foot structure height (LDC allows a 30-foot maximum).

e Retaining wall heights (LDC allows 12 feet and 26 feet proposed)

e Steep slope encroachment (LDC allows 25% and 27.3% proposed)

As described in Section 2.2.1, Surrounding Environment, the surrounding development consists of
residential (single-family) to the north, and commercial development along Rancho Pefiasquitos
Boulevard. Multi-family homes exist to the north of the project site, along the southbound lane of
Rancho Pefiasquitos Boulevard, including the Rancho Villas, Eaves Ranch Pefiasquitos, and
Peflasquitos Point complexes. Additional multi-family homes exist along the portion of Paseo
Montril to the west of Rancho Pefiasquitos Boulevard.

Assuming that the majority of existing residential structures are built within the allowable heights of
the underlying base zones, maximum residential building heights would range from 37 to 48 feet. In
the instances where maximum building height is greater than 40 feet, it is likely that differences in
grade and topography would not result in a substantial visible difference between existing and
proposed development. Similarly, variations in lot area, setback, width, depth, and frontage would
not result in development that is substantially visibly different from the surrounding community. As
detailed in Section 5.16, Visual Effects and Neighborhood Character the project with these deviations
would result in less than significant aesthetic impacts. As deviations requested would not affect any
other environmental issue or sensitive resource, it would not result in a physical impact on the
environment. While allowable deviations are requested, they would not result in a conflict or a
secondary physical environmental impact.
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Significance of Impact

Deviations requested would not affect any other environmental issue or sensitive resource, it would
not result in a physical impact on the environment. Impacts would be less than significant.

Mitigation
No mitigation would be required.

5.1.3.3 Issue 3: Conflicts with City’'s MSCP Subarea Plan

Issue 3: Would the project result in a conflict with the provisions of the City’s MSCP Subarea Plan
or other approved local, regional, or state habitat conservation plan?

Threshold

According to the City's Significance Determination Thresholds, impacts may be significant if a project
would be:

e inconsistent and/or conflict with adopted environmental plans for an area.
Impact

The project site lies within the “Urban Area” of the City's Multiple Specific Conservation Program
(MSCP) Subarea Plan. The MSCP Subarea Plan provides guidelines for compatible uses within the
MHPA, general planning policies, design guidelines, and general management directives regarding
issues such as mitigation, restoration, public access, trails and recreation, litter/trash storage,
adjacency management issues, exotics control, and flood control. The proposed project site does
not occur within or adjacent to an MHPA. The nearest MHPA occurs approximately 0.08 miles (440
feet) from the proposed project site. As detailed in Section 5.4, Biological Resources, the project
development would also comply with the species Area Specific Management Directives (ASMD) of
the MSCP. Overall, the project is consistent with the City's MSCP.

Significance of Impact

The proposed project would not conflict with the City’'s MSCP or an adopted habitat
conservation plan, natural community conservation plan, or other approved local, regional, or
state habitat conservation plan, or any local policies or ordinances. Therefore, impacts would be
less than significant.

Mitigation

No mitigation would be required.
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5.1.34 Issue 4: Physically Divide an Established Community
Issue 4: Would the project physically divide an established community?
Threshold

According to the City's Significance Determination Thresholds (City of San Diego 2020c), land use
impacts may be significant if a project would:

e Physically divide an established community.
Impact

Currently, the project site is undeveloped land on a hillside between an existing residential
community and the I-15. The project would not construct structures that have the potential to
physically divide an established community, as the structures would be located on a site that does
not serve to connect two areas. The site is located adjacent to the I-15, which already sets a
physical boundary to the east. The site is also currently privately owned and public access through
the site is not provided. Overall, development of the project site would not physically divide an
established community.

Significance of Impact

The project would not divide an established community; therefore, impacts would not occur.
Mitigation

No mitigation would be required.

5.1.3.5 Issue 5: Airport Land Use Compatibility Plans

Issue 5: Would the project result in land uses which are not compatible with an adopted Airport
Land Use Compatibility Plan (ALUCP)?

Thresholds

According to the City's Significance Determination Thresholds (City of San Diego 2020c), land use
impacts may be significant if a project would:

e Include incompatible uses as defined in an airport land use plan or inconsistency with an
airport's land use compatibility plan as adopted by the Airport Land Use Commission to the
extent that the inconsistency is based on valid data.

e If the project is proposed within the Airport Environs Overlay Zone (AEOZ) as defined in
Chapter 13, Article 2, Division 3 of the San Diego Municipal Code, the potential exterior noise
impacts from aircraft noise would not constitute a significant environmental impact.
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Impact

The project site is located approximately 6-miles northeast of MCAS Miramar's airport. The project
site is located within the Airport Influence Area for MCAS-Miramar - Review Area 2, which consists of
locations that are within the airspace protection and/or overflight areas as depicted in the MCAS
Miramar ALUCP (San Diego Regional Airport Authority 2011). Limits on the heights of structures,
particularly in areas of high terrain, are the only restrictions on land use within Review Area 2. The
project site is located outside of Review Area 1 which encompasses noise and safety zones.

Projects located in Review Area 2 requiring review include projects that create objects in a High
Terrain Zone, projects that create electrical or visual hazards to airplanes in flight, and projects that
have the potential to cause an increase in bird or wildlife activity. The project site is not located
within a High Terrain Zone (San Diego Regional Airport Authority 2011). Moreover, the project does
not propose uses that would create electrical hazards to aircraft, and it does not propose the use of
neon lights that could be mistaken for airport lighting or interfere with night vision goggles used by
military pilots. The project also would not include large water features or proposes uses that would
attract wildlife such as birds that would interfere with aircraft operations. The project would provide
a Real Estate Disclosure, as required by state law, as a condition of sale or lease of property within
the airport influence area.

Overall, the project would not result in land uses that are incompatible with the MCAS Miramar
ALUCP and less-than-significant impacts would occur.

Significance of Impact

The project would not result in land uses that are incompatible with the MCAS Miramar ALUCP and
impacts would be less than significant.

Mitigation
No mitigation would be required.

5.1.3.6 Issue 6: Noise Compatibility

Issue 6: Would the project result in the exposure of people due to current or future noise levels,
which exceed standards established in the Noise Element of the General Plan?

Thresholds

A significant land use impact would occur if a project would expose new development to noise levels
at exterior use areas or interior areas in excess of the noise compatibility guidelines established in
the City General Plan Noise Element (shown in Table 5.1-1). As shown in Table 5.1-1, the
conditionally compatible exterior noise level for the project land uses is:

e 70 dBA CNEL to be conditionally compatible for multi-family residential, provided that
interior noise levels of 45 dBA CNEL can be maintained.
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Impact

The analysis contained herein is provided for General Plan consistency analysis purposes. The Federal
Highway Administration (FHWA) traffic noise model (TNM) software was used to predict the buildout
plus project scenario traffic noise levels at multiple on-site exterior areas, as listed in Table 5.1-2 and
detailed in Appendix H. Modeled receptor locations, which appear in Figure 5.10-2, Noise Modeled
Receptor Locations, include representative positions for the exteriors of multiple floors of the
eastern facades. Predicted exterior sound levels presented in Table 5.1-2 that are higher than 65
dBA CNEL indicate locations where an exterior-to-interior noise analysis should be performed for

the proximate occupied residential unit.

Although not generally considered compatible, the City conditionally allows multiple unit and mixed-
use residential uses up to 75 dBA CNEL in areas affected primarily by motor vehicle traffic noise. Any
future residential use above the 70 dBA CNEL must include noise attenuation measures to ensure

an interior noise level of 45 dBA CNEL (City of San Diego 2015).

Table 5.1-2.

On-Site Exterior Roadway Traffic Noise Modeling Results

Modeled Predicted Traffic Noise Exposure
Location Receiver Description at Modeled Receiver (dBA CNEL)
Building 1 M1-1 1st floor 70
M1-2 2nd floor/Balcony 75
M1-3 3rd floor 75
M2-1 1st floor 67
M2-2 2nd floor/Balcony 74
M2-3 3rd floor 75
M3-1 1st floor 65
M3-2 2nd floor/Balcony 73
M3-3 3rd floor 75
Building 2 M4-1 1st floor 64
M4-2 2nd floor/Balcony 73
M4-3 3rd floor 75
M5-1 1st floor 63
M5-2 2nd floor/Balcony 73
M5-3 3rd floor 74
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Table 5.1-2.
On-Site Exterior Roadway Traffic Noise Modeling Results

Location Modeled Description Predicted Traffic Noise Exposure

Building 3 M6-1 1st floor 62
Me6-2 2nd floor 71
Meé-3 3rd floor 72

Dog Run DR-1 n/a 54

Central Community 0S-1 n/a 49

Barbeque and Picnic

Area

South of Building 1 - 0s-2 n/a 71

Seating Area

North of Building 2 - 0s-3 n/a 57

Seating Area

Source: Appendix H.
Notes: dBA = A-weighted decibel; CNEL = Community Noise Equivalent Level.

As indicated in Table 5.1-2, future traffic noise levels would exceed the 70 dBA CNEL exterior noise
exposure threshold of the City's Noise Compatibility Guidelines. With the 45 dBA CNEL interior
background sound level limit, this means the minimum composite sound transmission class (STC)
rating for the exterior shell separating the habitable interior space from the outdoor sound level
would be a minimum 30 (75 dBA - 45 dBA = 30). The composite STC rating for the portion of a
building shell that separates an interior space from the outdoors is calculated from the area-
dependent contributions of its elements: windows, wall assemblies, and doors.

Windows are typically the weakest sound isolation element of residential buildings. Based on Title 24
(Title 24, Part 6 of the California Code of Regulations) requirements, this analysis presumed such
dual-paned vinyl windows would be used for the project.

Some of the proposed project residential units feature patios or balconies, for which access is
provided by single-panel, out-swing fiberglass French doors with hinges. An open window or open
door to an adjoining patio or balcony greatly compromises the sound insulation performance of the
facade wall assembly, as presented for the sample units appearing in Table 5.1-3. However, when such
windows and doors are closed, all facades are anticipated to exhibit a predicted STC rating of at least
34, and thus would provide sufficient exterior-to-interior sound insulation from outdoor traffic noise to
yield interior background sound levels that are less than 45 dBA CNEL and thus compliant with the
City's General Plan Noise Element and state standards for interior levels. None of the predicted
exterior traffic noise levels at the studied receptor locations exceeded 75 dBA CNEL; thus, the STC
rating value (for closed windows and doors) subtracted from these exterior noise values results in
interior noise levels of less than 45 dBA CNEL (e.g., 75 - 34 = 41 dBA CNEL, which is less than 45). Thus,
the General Plan Noise Element, of 45 dB CNEL within habitable rooms would not be exceeded.
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Table 5.1-3.

Predicted Net Sound Transmission Class of Occupied Room Facade

Occupied Room

Predicted Net Sound Transmission Class (STC) for

Scenario

Closed Window/(s)

Unit Facade and Door(s) Open Window Open Door

Building 1 M1-1 n/a n/a n/a
M1-2 34 11 5
M1-3 37 14 n/a
M2-1 n/a n/a n/a
M2-2 34 11 5
M2-3 37 14 n/a
M3-1 n/a n/a n/a
M3-2 34 11 5
M3-3 37 14 n/a

Building 2 M4-1 n/a n/a n/a
M4-2 34 11 5
M4-3 37 14 n/a
M5-1 n/a n/a n/a
M5-2 34 11 5
M5-3 37 14 n/a

Building 3 Me6-1 n/a n/a n/a
M6-2 34 11 5
M6-3 37 14 n/a

Notes: n/a = not applicable

Overall, the project would place multi-family residential uses within an area where exterior traffic
noise levels exceed the 70 db CNEL limit set in the City's Noise Compatibility Guidelines. The
project includes a condition of approval to require exterior usable areas, such as the balconies,
achieve the 70 db CNEL noise compatibility level identified in the Noise Element. The project
would include a condition of approval in accordance with CCR Title 24 requirements and the
General Plan Noise Element that requires interior noise levels of the proposed residences to be
attenuated to 45 decibels. As such, the project would be in compliance with the City's Noise
Element compatibility guidelines.
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Significance

The proposed project would place multi-family residential uses with exterior usable areas within an
area where exterior traffic noise levels exceed the 70 db CNEL limit set in the City’s Noise Element
compatibility guidelines. However, a preliminary analysis demonstrates that the exterior-to-interior
noise levels would be attenuated through standard CCR Title 24 building construction to below the
45 db CNEL interior noise level threshold. While the project would result in a potential conflict with
the City's Noise Compatibility standards due to exterior noise levels exceeding the City's guidelines,
this conflict would not lead to a significant environmental impact. CEQA Section 15126.2 states “[a]n
EIR shall identify and focus on the significant effects of the proposed project on the environment.”
The impact of traffic noise onto the future residents of the project does not constitute an impact of
the project on the environment. The project would also be required to demonstrate compliance with
the City's compatibility guidelines and CCR Title 24 interior noise level requirements as conditions of
approval. Overall, noise compatibility impacts would be less than significant.

Mitigation

Mitigation measures would not be required.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

Land Use and Community Planning Element

Policy LU-D.1

Require a general plan and community plan
amendment for proposals that involve: a change in
community-plan-adopted land use or density/intensity
range; a change in the adopted community plan
development phasing schedule; or a change in plan
policies, maps, or diagrams. (Note: state law mandates
that General Plan and community plan amendments
are not to be required for projects utilizing state
mandated housing density bonuses.)

The project would involve a change in the community plan
adopted land use. Therefore, the project would require a
General Plan Amendment (GPA) and a Community Plan
Amendment (CPA) to the Rancho Pefiasquitos Community
Plan (Community Plan) to be processed concurrently. The
GPA and CPA would be implemented upon approval of the
project.

As discussed in Section 3.3.9, Discretionary Actions, the
GPA would change Lot 1 from Park, Open Space and
Recreation to Residential. Lot 2 would remain as Park,
Open Space and Recreation. The CPA would re-designate
Lot 1 from Open Space to Low-Medium Density
Residential. Lot 2 would remain as Open Space.

The project would require a GPA and CPA due to the
proposed change in community plan land use on the
project site. Therefore, the project would be consistent
with this policy.

The project
would be
consistent with
this policy.

Policy LU-D.3 Evaluate all plan amendment requests through the The land use plan amendments would be reviewed by the | The project
plan amendment initiation process and present the planning commission and city council pursuant to the would be
proposal to the planning commission or city council for | requirements of the General Plan, Community Plan, and consistent with
consideration. San Diego Municipal Code. Therefore, the project would be | this policy.

consistent with this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

Policy LU-D.12

Evaluate specific issues that were identified through the
initiation process as well as any additional community-
specific amendment evaluation factors.

The Planning Commission initiated an Amendment to the
Rancho Pefiasquitos Community Plan for the project on
May 10, 2018 (Report No PC-18-023). The following issues
were identified in that initiation:

Determine the appropriate land use designation and
intensity for the site.

Evaluate the accessibility of transit, including shuttle
service to nearby transit centers.

Analyze urban design issues within the site with regards to
neighborhood interface and pedestrian access and
circulation.

Evaluate sensitive site design with respect to the
surrounding natural environment.

Ensure that residential development of the site provides
housing for varying income levels.

The City Long Range Planning Staff has evaluated the
appropriate land use designation and zoning for the site;
transit and pedestrian access was assessed and measures
incorporated into the project as possible (see Section 5.2,
Transportation), the natural environment was considered
(see Section 5.4, Biological Resources), and the project
proposes multi-family townhomes with 10% for low-
income. Therefore, the project would be consistent with
this policy.

The project
would be
consistent with
this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

Policy LU-D.13

Address the standard plan amendment issues prior to
the planning commission decision at a public hearing
related to level and diversity of community support;
appropriate size and boundary for the amendment site;
provision of additional benefit to the community;
implementation of major general plan and community
plan goals, especially as related to the vision, values,
and City of Villages strategy; and provision of public
facilities.

Refer to the analyses in Land Use Policy LU-D.12.

The project’s proposed GPA and CPA were analyzed for
consistency with the existing City General Plan and the
existing Community Plan in Section 5.1, Land Use.

The GPA and CPA would provide additional benefit to the
community and would implement major General Plan and
Community Plan goals by adding housing that would be
available to all income levels (the project would designate
10% of its units as low-income housing) and would be
adding to the housing stock as needed per the regional
housing needs assessment (RHNA).

The project would have less than significant impacts to
public facilities, as detailed in Section 5.13, Public Services
and Facilities.

Additionally, the project would have less than significant
impacts regarding visual effects and neighborhood
character, as detailed in Section 5.16, Visual Effects and
Neighborhood Character.

The project
would be
consistent with
this policy.

Policy LU-H.1 Promote development of balanced communities that a) Located within the Rancho Pefiasquitos Community, The project
take into account community-wide involvement, Paseo Montril (project) is a 55-unit low-medium density would be
participation, and needs. residential project proposed on 4.9-acres of an consistent with

a. Plan village development with the involvement approximately 15.20-acre site. this policy.
of a broad range of neighborhood, business, The City General Plan Housing Element identifies a need
and recognized community planning groups for housing (City of San Diego 2020a). The project would
and consideration of the needs of individual provide affordable housing (10% of the units will be
Paseo Montril EIR 12476.01
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

neighborhoods, available resources, and
willing partners.

. Invest strategically in public infrastructure and

offer development incentives that are consistent
with the neighborhood’s vision.

. Recognize the important role that schools play in

neighborhood life and look for opportunities to
form closer partnerships among local schools,
residents, neighborhood groups, and the City with
the goal of improving public education.

. Ensure that neighborhood development and

redevelopment addresses the needs of older
people, particularly those disadvantaged by age,
disability, or poverty.

. Provide affordable housing opportunities within

the community to help offset the displacement of
the existing population.

Provide a full range of senior housing from active
adult to convalescent care in an environment
conducive to the specific needs of the senior
population.

designated as low-income housing units) within close
proximity to schools, community recreational amenities,
major transportation corridors, and existing infrastructure.

The project is nearby to multimodal transit options including
the State Route 56 (SR-56) bike path, park-and-ride lots, and
the Sabre Springs/Pefiasquitos Transit Station. The project
would provide 10 bike parking spaces via bike racks
throughout the site and bike storage hooks within each
garage as mitigation. A bike would also be provided to each
unit upon sale as mitigation. Transit pass subsidies for
tenants via the HOA would also be provided as mitigation to
promote the use of transit. A pedestrian and bicycle path
network would be provided within the site that would
connect the proposed residential uses to internal private
amenities as well as the public Paseo Montril sidewalk. The
project also includes a Commute Trip Reduction program as
well. Refer to Section 5.2, Transportation, for additional
details.

The project features recreational amenities, green space
and courtyards. Additionally, the project would
designate11.60-acres of the total 15.20-acre project site as
open space.

All of the proposed dwelling units would consist of one- to
three-bedroom townhomes and would include private
garages. Approximately 10 units would be 1 bedroom, 10
units would be 2 bedroom, and 35 units would be three
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Table 5.1-4.

Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

bedrooms. Each unit would have a square footage ranging
from 864 to 1,720 square feet, with a total of
approximately 65,000 square feet of livable space. Lot 1 is
4.90 acres, and the project proposed 55 units, which
makes the residential density 11.2 units per acre. 6
dwelling units shall be designated as affordable to meet
the City of San Diego’s Inclusionary Affordable Housing
Regulations, including two on site dwelling units and four
dwelling units at on off-site location.

As such, the project would ensure a diverse and balanced
neighborhood, as well as equitable development, by
providing housing that would provide affordable housing on
a quality development site that contains homes of varying
sizes and recreational activities. The project would be
consistent with these goals.

b) Policy LU-H.1.a, LU-H.1.c, and LU-H.1.f would not be
applicable to the project. The project is not a village
development, does not propose a school, and senior
housing policies would be undertaken by community
planning on a broader scale rather than single
developments projects such as the project.

The project would be consistent with these policies.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
Policy LU-H.2 Provide affordable housing throughout the City so that | Refer to the analysis in Policy LU-H.1a The project
no single area experiences a disproportionate would be
concentration. consistent with
this policy.
Policy LU-H.3 Provide a variety of housing types and sizes with Refer to the analysis in Policy LU-H.1a The project
varying levels of affordability in residential and village would be
developments. consistent with
this policy.
Policy LU-H.6 Provide linkages among employment sites, housing, Refer to the analysis in Policy LU-H.1a The project
and villages via an integrated transit system and a well- would be
defined pedestrian and bicycle network. consistent with
this policy.

Mobili

ty Element

Policy ME-A.1

Design and operate sidewalks, streets, and

The project would directly improve the walkability of the

The project

intersections to emphasize pedestrian safety and project site and surroundings as a pedestrian and bicycle would be
comfort through a variety of street design and traffic path network would be provided within the site that would | consistent with
management solutions, including but not limited to connect the proposed residential uses to internal private this policy.
those described in the Pedestrian Improvements amenities as well as the public Paseo Montril sidewalk. For
Toolbox, Table ME-1. crime prevention purposes, canopies of mature trees
should be maintained at least 8 feet above the ground.
The project would provide an open space amenity,
recreation amenities, greenspace and courtyards. The site
features multiple gathering areas of varying sizes for
limited size gatherings or large community gatherings. A
combination of open and covered areas with seating,
Paseo Montril EIR 12476.01
April 2022 5.1-30




5.1 - Land Use

Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

BBQs, and open play areas, provide spaces for socializing
or simply enjoyment of some of the varied views of the
property. A dog run area is also provided to provide a safe,
on-site environment for residents’ pets.

Project signage would be installed at the project entrance,
where Private Driveway A connects with the cul-de-sac of
Paseo Montril. The monument sign at the northern site
driveway would identify the project name (“Paseo Montril”).
As indicated in the Design Guidelines, signage would be
minimized, and the graphic design would be
complementary to the neighborhood character.

Policy ME-A.2

Design and implement safe pedestrian routes.

a. Collaborate with appropriate community groups,

and other interested private and public sector
groups or individuals to design and implement safe
pedestrian routes to schools, transit, and other
highly frequented destinations. Implement needed
improvements and programs such as wider and
noncontiguous sidewalks, more visible pedestrian
crossings, traffic enforcement, traffic calming, street
and pedestrian lighting, pedestrian trails, and
educating children on traffic and bicycle safety.

. Promote “Walking School Bus” efforts where

parents or other responsible adults share the
responsibility of escorting children to and from
school by foot or bicycle.

Refer to the analysis for Policy ME-A.1

The project
would be
consistent with
this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
c. When new schools are planned, work with school
districts and affected communities to locate
schools so that the number of students who can
walk to school safely is maximized.
d. Implement Crime Prevention Through
Environmental Design (CPTED) measures to reduce
the threat and incidence of crime in the pedestrian
environment (see also Urban Design Element,
Policy UD-A.17).
e. Ensure that there are adequate law enforcement,
code enforcement, and litter and graffiti control to
maintain safe and attractive neighborhoods.
f. Provide adequate levels of lighting for pedestrian
safety and comfort.
Policy ME-A.4 Make sidewalks and street crossings accessible to Refer to the analysis for Policy ME-A.1 All proposed The project
pedestrians of all abilities. sidewalks and street crossings would be constructed in would be
a. Meet or exceed all federal and state requirements, accordance with all federal, state, and local safety co.n5|st§nt with
. _ _ . requirements. this policy.
b. Provide special attention to the needs of children,
the elderly, and people with disabilities.
¢. Maintain pedestrian facilities to be free of damage
or trip hazards.
Policy ME-A.5 Provide adequate sidewalk widths and clear path of Refer to the analysis for Policy ME-A.1 The project
travel as determined by street classification, adjoining would be
land uses, and expected pedestrian usage. consistent with
a. Minimize obstructions and barriers that inhibit this policy.
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Table 5.1-4.

Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

pedestrian circulation.

b. Consider pedestrian impacts when designing the

width and number of driveways within a street
segment.

Policy ME-A.6

Work toward achieving a complete, functional and
interconnected pedestrian network.

a.

Ensure that pedestrian facilities such as sidewalks,
trails, bridges, pedestrian oriented and street
lighting, ramps, stairways and other facilities are
implemented as needed to support pedestrian
circulation. Additional examples of pedestrian
facilities are provided in the Pedestrian
Improvements Toolbox, Table ME-1.

1 Close gaps in the sidewalk network.

2. Provide convenient pedestrian connections
between land uses, including shortcuts where
possible.

3. Design grading plans to provide convenient and
accessible pedestrian connections from new
development to adjacent uses and streets.

. Link sidewalks, pedestrian paths and multipurpose

trails into a continuous region-wide network where
possible.

Provide and maintain trash and recycling
receptacles, and restrooms available to the public

Refer to the analysis for Policy ME-A.1

The project
would be
consistent with
this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

where needed.

. Address pedestrian needs as an integral

component of community and public facilities
financing plan updates and amendments, other
planning studies and programs, and the
development project review process.

Routinely accommodate pedestrian facilities and
amenities into private and public plans and
projects.

Policy ME-A.7

Improve walkability through the pedestrian-oriented
design of public and private projects in areas where
higher levels of pedestrian activity are present or
desired.

a.

Enhance streets and other public rights-of-way
with amenities such as street trees, benches,
plazas, public art or other measures including,
but not limited to those described in the
Pedestrian Improvement Toolbox, Table ME-1
(see also Urban Design Element, Policy UD-A.10)

Design site plans and structures with pedestrian-
oriented features (see also Urban Design,
Policies UD-A.6, UD-B.4, and UD-C.6).

Encourage the use of non-contiguous sidewalk
design where appropriate to help separate
pedestrians from auto traffic. In some areas,
contiguous sidewalks with trees planted in

Refer to the analysis for Policy ME-A.1

The Design Guidelines include landscaping and
architectural requirements, which would enhance public
spaces and create compatibility with surrounding
communities.

The project
would be
consistent
with this

policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
grates adjacent to the street may be a preferable
design.
d. Enhance alleys as secure pathways to provide
additional pedestrian connections.
e. Implement traffic-calming measures to improve
walkability in accordance with Policy ME-C.5.
f. When existing sidewalks are repaired or
replaced, take care to retain sidewalk stamps
and imprints that are indicators of the age of a
particular neighborhood, or that contribute to
the historic character of a neighborhood.

Policy ME-E.1 | Support and implement TDM strategies including, but | Refer to the analysis for Policy ME-A.1 The project
not IimiFed to: alternative modes of transportation, The project’s internal circulation system consists of a 26- woul‘d be .
alternative work schedules, and telework. foot-wide internal private driveway starting at the Paseo co.nS|st('ent with

Montril driveway and wraps around the proposed this policy.
buildings (Private Driveway A and Private Driveway B as
shown on Figure 3-1, Site Plan). Private Driveway A and B
would be constructed around the outer boundary of the
project site, allowing for vehicular access to three internal
private alleys, located between Buildings 1/2, 3/4, and 4/5.
These 20-foot-wide alleys would allow for vehicular
access to the private garage spaces for the dwelling units
associated with these buildings. Surface parking would
also be provided along the southeastern side of Driveway
A and along the northwestern side of Driveway B.
A pedestrian and bicycle path network would be provided
Paseo Montril EIR 12476.01
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Table 5.1-4.

Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

within the site that would connect the proposed residential
uses to internal private amenities as well as the public
Paseo Montril sidewalk.

A transportation demand management program (TDM)
would not be applicable to the project, as detailed in
Section 5.7, Greenhouse Gas Emissions. However, the
project would provide a transit voucher to encourage
transit ridership, and the project would include bike and
pedestrian paths on the project site and connecting to

existing bike and pedestrian paths in the surrounding area.

The project mitigation will also include a Commute Trip
Reduction Program and a bicycle to each unit. The project
would provide 10 bicycle parking spaces in common areas
and bike storage in the garage of each unit for mitigation,
as detailed in Section 5.7, Greenhouse Gas Emissions.
Therefore, the project would be consistent with this policy.

Policy ME-E.3 Emphasize the movement of people rather than As discussed in Section 3.3.5, Parking and Access The project
vehicles. Improvements, a pedestrian and bicycle path network would be
would be provided within the site that would connect the consistent with
proposed residential uses to internal private amenities as this policy.
well as the public Paseo Montril sidewalk. Additionally,
improvements to existing sidewalks located along the south
side of the roadway would be part of the project as well.
The project would provide pedestrian paths for future
residents of the project, therefore emphasizing and taking
into consideration the movement of people. The project
would be consistent with this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency

Policy ME-E.6. Require new development to have site designs and on- | Refer to the analysis for Policy ME-E.1. The project
site amenities that support alternative modes of Additionally, as discussed in Section 3.3.5, per the San would be
transportation. Emphasize pedestrian and bicycle- Diego Municipal Code Section 142.0525, an overall 137 consistent with
friendly design, accessibility to transit, and provision of | parking spaces would be required (2.49 spaces per unit). this policy.
amenities, that are supportive and conductive to The project would exceed this parking requirement by
implementing TDM strategies such as car sharing providing 142 spaces, which consist of 95 private garage
vehicles and parking spaces, bike lockers, preferred spaces and 47 open surface lot spaces. The surface
rideshare parking, showers and lockers, on-site food parking spaces would include 5 accessible spaces, 6
service, and child care, where appropriate. motorcycle parking spaces, 6 electric vehicle (EV) charging

spaces, and 6 EV capable spaces. As mitigation (see Section
5.7, Greenhouse Gas Emissions), the project would also
provide 3 additional EV charging stations and EV capable
spaces. The project mitigation will also include a
Commute Trip Reduction Program and a bicycle to
each unit.

The project would have a bicycle-friendly design and other
features that are conductive to TDM strategies, therefore
the project would be consistent with this policy.

Policy ME-F.4 Provide safe, convenient, and adequate short- and As discussed in Section 3.3.5, a pedestrian and bicycle The project
long-term bicycle parking facilities and other bicycle path network would be provided within the site that would be
amenities for employment, retail, multifamily housing, | would connect the proposed residential uses to internal | consistent with
schools and colleges, and transit facility uses. private amenities as well as the public Paseo Montril this policy.

. . I . sidewalk.
a. Continue to require bicycle parking in commercial
and multiple unit residential zones. The proposed project would also include a number of
b. Provide bicycle facilities and amenities to help features designed to reduce vehicle miles traveled, such as
reduce the number of vehicle trips. creating a pedestrian and bicycle path network that would
provide internal connections throughout the project site
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

and connect residents to the neighborhoods and
commercial developments surrounding the project.

Additionally, the project would provide 10 bicycle parking
spaces in common areas and provide bike storage in the
garage of each unit. The project mitigation will also
include a Commute Trip Reduction Program identifying
safe bike routes and provide a bicycle to each unit.
These features would encourage and facilitate safe and
convenient bicycling, as well as contribute to the bike path
network from the project site into the surrounding areas.

The project would be consistent with this policy

Policy ME-G.1

Provide and manage parking so that it is reasonably
available when and where it is needed.

The project would provide adequate parking as required by
San Diego Municipal Code Table 142-05C. Per the San Diego
Municipal Code Section 142.0525, an overall 137 parking
spaces would be required (2.49 spaces per unit). The project
would exceed this parking requirement by providing 142
spaces, which consist of 95 private garage spaces and 47
open surface lot spaces. The surface parking spaces would
include 5 accessible spaces, 6 motorcycle parking spaces, 6
electric vehicle (EV) charging spaces, and 6 EV capable
spaces. As mitigation (see Section 5.7, Greenhouse Gas
Emissions), the project would also provide 3 additional EV
charging stations and EV capable spaces

The project
would be
consistent with
this policy.

Policy ME-G.2.b

Strive to reduce the amount of land devoted to
parking through measures such as parking
structures, shared parking, mixed-use developments,

Refer to the analysis for Policy ME-G.1

The project
would be
consistent with
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
and managed public parking, while still providing this policy.
appropriate levels of parking.
Urban Design Element
Policy UD-A.1 Preserve and protect natural landforms and features. The project site is located in the Views neighborhood as The project
a. Protect the integrity of community plan designated in the Community Plan, the Community Plan W0u|.d be
desi recommends that large open space areas should be consistent
esignated open spaces : . .
. . . . preserved to provide a buffer between the Interstate 15 (I- | with this goal.
b. Continue tp implement the Multiple Species 15) and the residential areas.
Conservation Program (MSCP) to conserve San . . . . . .
S : : The project takes into consideration this Community Plan
Diego's natural environment and create a linked i o : )
policy as a large majority of the project site would
open space system. Preserve and enhance , . :
o . designate a majority of its land (11.6-acres) as Open Space
remaining naturally occurring features such as o C )
L ) ) within the covenant of easement (COE), which would be
wetlands, riparian zones, canyons, and ridge lines. ) ) ) )
provided to the City pursuant to the City's Environmentally
Sensitive Lands Municipal Code requirements, and would
be maintained by the City in perpetuity pursuant to the
City's Multiple Species Conservation Program
Implementing Agreement (Section 3.3.4, Covenant of
Easement). The residential land use designations would
allow for residential development that would fulfill
Residential Element goals in the Community Plan.
Additionally, the project would not result in any significant
impacts regarding visual effects and neighborhood
character (see Section 5.16, Visual Effect/Neighborhood
Character).
Ultimately, the proposed project would require a General
Plan Amendment (GPA) and a Community Plan
Amendment (CPA) to the Rancho Pefiasquitos Community
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Project’s Consistency with City of San Diego’s General Plan

Project

Goal/Policy Goal/Recommendation Analysis Consistency

Plan (Community Plan) to change Lot 1 from Park, Open

Space and Recreation to Residential.

As discussed in Section 5.4, Biological Resources, the

impact footprint associated with the project would

not occur within or adjacent to designated Multi-

Habitat Planning Area (MHPA) lands intended for

biological conservation. None-the-less, the project

preserves 11.6 of the 15.2-acre site as open space,

and would mitigate for sensitive habitat loss and

potential impacts to nesting raptors in accordance

with the City's Biological Guidelines (City of San Diego

2018). Thus, the project would be implemented in

accordance with the MSCP.

Policy UD-A.3 Design development adjacent to natural features in a | The Design Guidelines include guidance on building form, The project
sensitive manner to highlight and complement the mass, and scale; materials and colors; and site design. This would be
natural environment in areas designated for includes guidance on providing architectural elements with | consistent
development. visual interest such as varied rooflines and facades. The with this goal.

a. Integrate development on hillside parcels with the intent ofthe g?'de"”es IS to haye the prOJecF design be.
natural environment to preserve and enhance harmonious with the surrounding community. The project
) . plans maintain the natural topography of the area by
views, and protect areas of unique topography. L ' )
o , o minimizing grading for the project.
b Minimize grading to maintain the natural
topography, while contouring any landform Additionally, as discussed in Section 5.16, Visual
alterations to blend into the natural terrain. Effect/Neighborhood Character, the project would not
" . . . result in visual effect of neighborhood character impacts.
c. Utilize variable lot sizes, clustered housing, ) . i )
. . Architectural articulation would also be used to provide
stepped-back facades, split-level units or other ) ) o i o ) i
alternatives to slab foundations to minimize the visual relieve from new buildings facing existing residential
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Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

amount of grading.

. Consider terraced homes, stepped down with

the slope for better integration with the
topography to minimize grading in sensitive
slope areas.

. Utilize a clustered development pattern, single-

story structures or single-story roof elements, or
roofs sloped toward the open space system or
natural features, to ensure that the visibility of
new developments from natural features and
open space areas are minimized.

Provide increased setbacks from canyon rims or
open space areas to ensure that the visibility of
new development is minimized.

. Screen development adjacent to natural features

as appropriate so that development does not
appear visually intrusive, or interfere with the
experience within the open space system. The
provision of enhanced landscaping adjacent to
natural features could be used to soften the
appearance of or buffer development from the
natural features.

. Use building and landscape materials that blend

with and do not create visual or other conflicts
with the natural environment in instances where
new buildings abut natural areas. This guideline
must be balanced with a need to clear natural

developments. Project visual impacts on open space has
been reduced because of the clustering of buildings to
reduce the project footprint. Views from public roads are
limited due to the presence of hills and views of the project
are partially blocked by existing infrastructure such as
structures and walls. Despite being visible from some trails
within Sabre Springs Open Space, the project site would
only take up a small portion of the expansive views
available to public viewers. Walls would have a glass
component to reduce visual impacts and would have
vegetation that would block the masonry component of
the wall.

There would be deviations in setback patterns, as detailed
in Section 3.3.9, Discretionary Actions. Should the project
be approved, approval of these setback deviations would
also be approved.

The project is not near a waterfront, therefore policy that
involves protecting views near waterfront does not apply.

The proposed project does not include the creation of
trails. Refer to the analysis for Policy ME-A.1 for discussion
on proposed outdoor amenities for the project.

Additionally, as discussed in Section 5.18, Wildfire, portions
of the project site are located within the Very High Fire
Hazard Severity Zone. However, the project would include
brush management zones and fuel modification area
vegetation management shall occur as needed for fire
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Goal/Recommendation

Analysis

Project
Consistency

vegetation for fire protection to ensure public
safety in some areas.

Ensure that the visibility of new development
from natural features and open space areas is
minimized to preserve the landforms and
ridgelines that provide a natural backdrop to the
open space systems. For example, development
should not be visible from canyon trails at the
point the trail is located nearest to proposed
development. Lines-of-sight from trails or the
open space system could be used to determine
compliance with this policy.

Design and site buildings to permit visual and
physical access to the natural features from the
public right-of-way.

. Encourage location of entrances and windows in

development adjacent to open space to overlook
the natural features.

Protect views from public roadways and
parklands to natural canyons, resource areas,
and scenic vistas.

.Preserve views and view corridors along and/or

into waterfront areas from the public right-of-
way by decreasing the heights of buildings as
they approach the shoreline, where possible.

n. Provide public pedestrian, bicycle, and equestrian

safety, in compliance with the Brush Management Zone
requirements detailed in Section 5.18, Wildfire, and as
determined by the San Diego Fire Rescue Department. The
project would also use drought-tolerant, native
landscaping, as discussed in the Design Guidelines. The
project would be required to design, construct, and
maintain structures, private drives, and facilities in
compliance with applicable local, regional, state, and
federal requirements related to fire safety, emergency
access, and evacuation plans, as well as building materials,
setbacks, water supply, hydrants, fire-flow, and defensible
space requirements for development in fire hazard areas.
The project would include appropriate measures to reduce
wildfire risks as conditions of approval, including pre-
construction brush management is completed to reduce
potential impacts related to construction and avoidance of
highly flammable landscaping plant materials.
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access paths to scenic view points, parklands, and
where consistent with resource protection, in
natural resource open space areas.

. Provide special consideration to the sensitive
environmental design of roadways that traverse
natural open space systems to ensure an
integrated aesthetic design that respects open
space resources. This could include the use of
alternative materials such as “quiet pavement” in
noise sensitive locations, and bridge or roadway
designs that respect the natural environment.

. Design structures to be ignition and fire-resistant in
fire prone areas or at-risk areas as appropriate.
Incorporate fire-resistant exterior building materials
and architectural design features to minimize the
risk of structure damage or loss due to wildfires.
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Project
Goal/Policy Goal/Recommendation Analysis Consistency
Policy UD-A.4 Use sustainable building methods in accordance with | The project includes multiple sustainability design features | The project
the sustainable development policies in the to incorporate sustainable building methods in accordance | would be
Conservation Element. with sustainable development policies. Sustainable design | consistent
features for the project include: with this
e Development of a site within an urbanized area policy.
to reduce urban sprawl.
e Clustering of residential buildings and
minimization of the project footprint.
e Development in proximity to transit, with a bus
station located within walking distance at 700 feet
away.
e Provision of 10% of parking (12 spaces) that include
electrical equipment to allow for the future
installation of electrical vehicle charging stations.
e Use of drought tolerant landscaping to reduce
water demand.
¢ Rooftop photovoltaic solar panels consistent with
Title 24 requirements
Energy-efficient lighting and appliances, as well as energy-
efficient windows consistent with Title 24 requirements
Paseo Montril EIR 12476.01
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Project
Goal/Policy Goal/Recommendation Analysis Consistency
Policy UD-A.5 Design buildings that contribute to a positive As discussed in Section 3.3.1, Residential, the project The project
neighborhood character and relate to neighborhood | proposes a modern architectural style that would would be
and community context. incorporate Spanish Mission and Old West Ranch style consistent
a. Relate architecture to San Diego's unique climate fgatures that are predomingnt inthe exist?ng neighborhood. | with this
and topography. Figures 3-2a and 32b Arch|te§tqral Elevations, shows an policy.
_ - example of the anticipated building style. The proposed
b. Encourage designs that are sensitive to the scale, | 5 chitectural style would be subject to the proposed Paseo
form‘, rhythm, proportions, and mater|a.ls . Montril Design Guidelines (Design Guidelines; Appendix O).
prgxmate to commercial areas and re§|dent|al The Design Guidelines include guidance on building form,
neighborhoods that have a well-established, mass, and scale; materials and colors; and site design. This
distinctive character. includes guidance on providing architectural elements with
c. Provide architectural features that establish and | visual interest such as varied rooflines and facades. The
define a building’s appeal and enhance the proposed colors shall consist of up to three different earth
neighborhood character. tone shades per building. The site design, as indicated in the
d. Encourage the use of materials and finishes that | project goals, includes clustering development to minimize
reinforce a sense of quality and permanence. changes to the natural topography and environmental
e. Provide architectural interest to discourage the | M€SOUrCes.
appearance of blank walls for development. This | Project signage would be installed at the project entrance,
would include not only building walls, but where Private Driveway A connects with the cul-de-sac of
fencing bordering the pedestrian network, Paseo Montril. The monument sign at the northern site
where some form of architectural variation driveway would identify the project name (“Paseo
should be provided to add interest to the Montril”). As indicated in the Design Guidelines, signage
streetscape and enhance the pedestrian would be minimized, and the graphic design would be
experience. For example, walls could protrude, | complementary to the neighborhood character.
recess, or change in color, height, or texture to
provide visual interest.
f. Design building wall planes to have shadow
Paseo Montril EIR 12476.01
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Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

relief, where pop-outs, offsetting planes,
overhangs, and recessed doorways are used to
provide visual interest at the pedestrian level.

Design rear elevations of buildings to be as well-
detailed and visually interesting as the front
elevation, if they will be visible from a public
right-of-way or accessible public place or street.

h. Acknowledge the positive aspects of nearby

existing buildings by incorporating compatible
features in new developments.
Maximize natural ventilation, sunlight, and views.

Provide convenient, safe, well-marked, and
attractive pedestrian connections from the
public street to building entrances.

Design roofs to be visually appealing when
visible from public vantage points and public
rights-of-way.

Policy UD-A.6

Create street frontages with architectural and
landscape interest to provide visual appeal to the
streetscape and enhance the pedestrian experience.

a.

Locate buildings on the site so that they reinforce
street frontages.

Relate buildings to existing and planned adjacent
uses.

Ensure that building entries are prominent, visible,

Refer to the analyses for Policy UD-A.5.

In Section 3.6, Site Design, of the project’s Design
Guidelines document, the site buildings would be located
to reinforce street frontages.

The project would be designed to have buildings related
to existing adjacent uses. One of the project objectives is
to provide a cohesive design that is compatible in use,
scale, and character with the surroundings (see Section

The project
would be
consistent
with this

policy.
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Project
Goal/Policy Goal/Recommendation Analysis Consistency
and well-located. 3.1, Project Objectives). The project site would be
pattern. consists of residential (single-family) to the north, and
e. Minimize the visual impact of garages, parking and ;omlmerc(;al development along Rancho Pefiasquitos

parking portals to the pedestrian and street oulevard.
facades. There would be deviations in setback patterns, as detailed

in Section 3.3.9, Discretionary Actions. Should the project

be approved, approval of these setback deviations would

also be approved.

Policy UD-A.8 | Landscape materials and design should enhance As detailed in Section 3.3.3, Landscaping and Brush The project
structures, create and define public and private Management, the project’s landscape plan would would be
spaces, and provide shade, aesthetic appeal, and include drought-tolerant native vegetation. The consistent
environmental benefits. landscape scheme would include a range of tree types, | with this

a. Maximize the planting of new trees, street trees, including vertical columnar trees, .sma.II accent trees, policy.
: . ; . large canopy trees, palms, and cylindrical trees. In
and other plants for their shading, air quality, o )
R ' addition, the landscaped areas would contain large and
and livability benefits (See also Urban Forestry
. . . small shrubs, and slope shrubs. The proposed
section of Conservation Element, Policies CE- ) ) ) )
; landscaping would be designed in accordance with the
A.11, CE-A.12, and Section )). ) o .
. City's Municipal Code Section 142.0402, the Land
b. Encourage water conservation through the use | peyelopment Manual, Landscape Standards, and other
of drought-tolerant landscape. applicable city and regional standards for landscape
¢. Use landscape to support stormwater installation and maintenance as identified in the Design
management goals for filtration, percolation, and | Guidelines. A detailed landscape plan and plant palette
erosion control. would be submitted to the Landscape Section and San
d. Use landscape to provide unique identities Diego Fire Department (SDFD) for review and approval
within neighborhoods, villages, and other prior to the issuance of building permits Landscaping
Paseo Montril EIR 12476.01
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Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

developed areas.

. Landscape materials and design should

complement and build upon the existing
character of the neighborhood (See also
Conservation Element, Section )).

Design landscape bordering the pedestrian
network with new elements, such as a new plant
form or material, at a scale and at intervals
appropriate to the site. This is not intended to
discourage a uniform street tree or landscape
theme, but to add interest to the streetscape
and enhance the pedestrian experience.

. Shade paved areas, especially parking lots.

Use landscaped walkways to direct people to
proper entrances and away from private areas.

. Reduce barriers to views or light by selecting

appropriate tree types, pruning thick hedges,
and large overhanging tree canopies.

Utilize landscape adjacent to natural features to
soften the visual appearance of a development
and provide a natural buffer between the
development and open space areas

would be a carefully planned aspect of the project and
would be consistent with landscaping aesthetics and
patterns throughout the City, as the landscaping plan for
the project would comply with all relevant local regulations
regarding landscaping.

Drought-tolerant, native landscaping would be used to
replace some of the natural vegetation associated with the
portion of the vacant lot that would be redeveloped into
residential units.

A Stormwater Quality Management Plan has also been
developed for the project and includes best management
practices (BMPs) to maintain natural drainage features and
minimize potential impacts to storm drain facilities.
Additionally, as discussed in the Drainage Study prepared
for the project, Appendix G, implementation of the project
would not adversely affect existing drainage patterns.

Furthermore, as discussed in Section 5.6, Geologic
Conditions, short-term erosion and sedimentation impacts
would be addressed through conformance with applicable
elements of the City stormwater program and related
National Pollutant Discharge Elimination System (NPDES)
standards. Additionally, the project would implement an
approved Stormwater Pollution Prevention Plan and
related plans and BMPs, including appropriate measure to
address erosion and sedimentation. As such, potential
erosion and sedimentation impacts from implementation
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Project
Goal/Policy Goal/Recommendation Analysis Consistency
of the project would be less than significant.
Policy UD-A.13. | Provide lighting from a variety of sources at As discussed in Section 5.16, Visual Effects/Neighborhood The project
appropriate intensities and qualities for safety. Character, the project would introduce new sources of would be
a. Provide pedestrian-scaled lighting for pedestrian | lighting on the project site. All lighting proposed would be | consistent
circulation and visibility. constructed in compliance with the standards contained in | with this
b. Use effective lighting for vehicular traffic while the C'|t.y's Outdoor L'ght'”g Regulatlon§ (5an Dlhego policy.
not overwhelming the quality of pedestrian Munlapa! que Sgctlon 142.0740?, which r.eqwres that all
lighting. ogt<.joc.>r lighting f|xtgres shall be mstalled in g m.anner.that
o . minimizes negative impacts from light pollution including
c. Us.eillg.hjung to convey a sense of safety while light trespass, glare, and urban sky glow in order to
minimizing glare and contrast. preserve enjoyment of the night sky and minimize conflict
d. Use vandal-resistant light fixtures that caused by unnecessary illumination. Pedestrian lighting
complement the neighborhood and character. would be provided to increase on-site safety, visibility, and
e. Focus lighting to eliminate spill-over so that wayfinding throughout the site during nighttime hours.
lighting is directed and only the intended use is Security lighting would be provided within the parking
illuminated. areas and structures. In addition, lighting would be
provided throughout the project, especially along the
pedestrian walkways. To minimize glare and contrast,
safety lighting would be directed downward and would
only be provided to the level necessary for the safety of
pedestrians and vehicles. All outdoor lighting would be
shielded to prevent spillover and glare to adjacent land
uses. Itis also important to note that there are no sensitive
receptors in the vicinity of the project site.
Furthermore, Section 5.16 determined that the project would
result in less-than-significant impacts from light and glare.
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Policy UD-A.14.

Provide comprehensive project sign plans to effectively
utilize sign area.

a. Design signs as a means to communicate a
unified theme and identity for the project.

b. Include pedestrian-oriented signs to acquaint
users with various aspects of a development.
Place signs to direct vehicular and pedestrian
circulation.

c. Postsigns to provide directions and rules of
conduct where appropriate behavior control is
necessary.

d. Design signs to minimize negative visual
impacts.

Design guidelines have been developed for the project that
are intended to provide a framework for future project
implementation. These guidelines include requirements
for the use of signage on the project site. All signage would
be consistent with Chapter 14 Article 2 Division 12 of the
San Diego Municipal Code and the Project Design
Guidelines, where appropriate.

Project sighage would be installed at the project
entrance, where Private Driveway A connects with the
cul-de-sac of Paseo Montril. The monument sign at
the northern site driveway would identify the project
name (“Paseo Montril”). As indicated in the Design
Guidelines, signage would be minimized, and the
graphic design would be complementary to the
neighborhood character.

The project
would be
consistent with
this policy.

Policy UD-A.16

Minimize the visual and functional impact of utility

Details regarding utilities is found in Section 3.3.6,

The project

systems and equipment on streets, sidewalks, and the | Utilities. No new overhead utility wires and poles or would be
public realm. other overhead structures are proposed as part of the consistent with
a. Convert overhead utility wires and poles, and project. this policy.
overhead structures such as those associated Water service for the project site would connect to the
with supplying electric, communication, existing 12-inch water line within Paseo Montril at the
community antenna television, or similar service | project entrance. Additionally, the project would construct
to underground. a new public 12-inch water line adjacent to the existing
b. Design and locate public and private utility water Ilng Wlthlh P{:\seo qutnl in order to comply with the
; City's Design Criteria of having no more than 30 homes on
infrastructure, such as phone, cable and . ) o
o a dead-end water line. The public water facilities would be
communications boxes, transformers, meters, fuel
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ports, back-flow preventors, ventilation grilles,
grease interceptors, irrigation valves, and any
similar elements, to be integrated into adjacent
development and as inconspicuous as possible. To
minimize obstructions, elements in the sidewalk
and public right of way should be located in below
grade vaults or building recesses that do not
encroach on the right of way (to the maximum
extent permitted by codes). If located in a
landscaped setback, they should be as far from
the sidewalk as possible, clustered and integrated
into the landscape design, and screened from
public view with plant and/or fencelike elements.

c. Traffic operational features such as streetlights,
traffic signals, control boxes, street signs and
similar facilities should be located and
consolidated on poles, to minimize clutter,
improve safety, and maximize public pedestrian
access, especially at intersections and sidewalk
ramps. Other street utilities such as storm drains
and vaults should be carefully located to afford
proper placement of the vertical elements.

designed and constructed in accordance with the City of
San Diego Water Facility Design Guidelines and
Regulations.

The project would include a private on-site drainage
system (storm drainpipes, inlets, ditches, and drive aisles)
to capture and convey stormwater runoff, Detention and
water quality treatment facilities would be provided within
all areas of proposed development in accordance with the
requirements of the SDMC and San Diego Regional Water
Quality Control Board MS4 permit.

No new traffic operational features are proposed as part of
the project.

Policy UD-A.17.

Incorporate crime prevention through environmental

The project would incorporate safety lighting throughout

The project

design measures, as necessary, to reduce incidences of | the project site for security purposes. Public spaces would | would be
fear and crime, and design safer environments. also be clearly marked and would only be open for public consistent with
a. Design projects to encourage visible space and use c}urmg c!e5|gnated hqurs. Pedestrlglj .Ilghtlng would be | this policy.
provided to increase on-site safety, visibility, and
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“eyes on the street” security that will serve as a
means to discourage and deter crime through
the location of physical features, activities, and
people to maximize visibility.

b. Define clear boundaries between public, semi-
public/private, and private spaces.

c. Promote regulations, programs, and practices
that result in the proper maintenance of the
measures employed for CPTED surveillance,
access control, and territoriality.

d. Consider pedestrian scale lighting and indirect
techniques to provide adequate security but
not glare and flood-light conditions.

wayfinding throughout the site during nighttime hours.

Security lighting would be provided within the parking
areas and structures. In addition, lighting would be
provided throughout the project, especially along the
pedestrian walkways.

Policy UD-B.1

Recognize that the quality of a neighborhood is linked
to the overall quality of the built environment. Projects
should not be viewed singularly, but viewed as part of
the larger neighborhood or community plan area in
which they are located for design continuity and
compatibility.

a. Integrate new construction with the existing
fabric and scale of development in surrounding
neighborhoods. Taller or denser development is
not necessarily inconsistent with older, lower-
density neighborhoods but must be designed
with sensitivity to existing development. For
example, new development should not cast
shadows or create wind tunnels that will

Refer to analyses in Policy LU-H.1a and Policy ME-A.1

The project
would be
consistent with
this policy.

Paseo Montril EIR

12476.01

April 2022

5.1-52




5.1 - Land Use

Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

significantly impact existing development and
should not restrict vehicular or pedestrian
movements from existing development.

b. Design new construction to respect the
pedestrian orientation of neighborhoods.

c. Provide innovative designs for a variety of
housing types to meet the needs of the

population.
Policy UD-B.2 Achieve a mix of housing types within single Refer to analyses in Policy LU-H.1a The project
developments. would be
a. Incorporate a variety of unit types in multifamily co.n5|st<‘ent with
. this policy.
projects.
b. Incorporate a variety of single-family housing types
in single-family projects/subdivisions.
¢. Provide transitions of scale between higher-density
development and lower density neighborhoods.
d. Identify sites for revitalization and additional
housing opportunities in neighborhoods.
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Project
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Policy UD-B.4 Create street frontages with architectural and landscape | Refer to analysis in Urban Design Policy UD-A.6. The project
interest for both pedestrians and neighboring residents. would be
a. Locate buildings on the site so that they reinforce co.n5|strj3nt with
this policy.
street frontages.
b. Relate buildings to existing and planned
adjacent uses.
c. Provide ground level entries and ensure that
building entries are prominent and visible.
d. Maintain existing setback patterns, except where
community plans call for redevelopment to change
the existing pattern.
e. Locate transparent features such as porches,
stoops, balconies, and windows facing the street to
promote a sense of community.
f. Encourage side- and rear-loaded garages. Where
not possible, reduce the prominence of the garage
through architectural features and varying planes.
g. Minimize the number of curb-cuts along
residential streets.

Policy UD-B.8 Provide usable open space for play, recreation, and As discussed in Section 3.3.2, Recreational Amenities and The project
social or cultural activities in multifamily as well as Open Space, Within the proposed residential development, | would be
single-family projects. the project includes recreational amenities. The proposed | consistent with

a. Design attractive recreational facilities, common development would include a dog park. in the this policy.
o . northwestern area of Lot 1, a community bar-b-que area
facilities, and open space that can be easily . )
. . between Buildings 4 and 5, an outdoor amenity space at
accessed by everyone in the development it serves. . !
the project entrance, and another outdoor amenity space
Paseo Montril EIR 12476.01
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Project
Goal/Policy Goal/Recommendation Analysis Consistency
b. Design outdoor space as “outdoor rooms” and (dog park) at the northeastern corner of the residential lot.
avoid undifferentiated, empty spaces. Ultimately the project would provide payment of the
¢. Locate small parks and play areas in central Citywide Park Fe.e to provide compliance with the General
. . Plan’s park requirements.
accessible locations.
Public Facilities, Services, and Safety Element
Policy PF-C.1 Require development proposals to fully address As discussed in Section 5.13, Public Services and Facilities, | The project
impacts to public facilities and services: implementation of the project would increase the demand | would be
a. Identify the demand for public facilities and for publlic servic.es and facilities including pol?c.e. and fire co'nsist(.ant with
services resulting from discretionary projects. prote?ctlor? services, parks and r'ecreatlon facilities, schools, | this policy.
. o , . and libraries. However, the project would be adequately
b. Idgntn‘y specific |mpr9vements and ﬂnangng . served by existing fire and police protection services and
which w<'3ul'd be provided by the project, |r?clud|r.1g there would be no need to expand or build new police or
but not ’I|m|ted. to Sewer, water, storm drain, solid | ge facilities as a result of the project. Additionally, the
waste, fire, police, libraries, parks, open space, and | o0t would increase student enroliment at nearby
transportation projects. schools. However, development impact fees would be paid
¢. Subject projects, as a condition of approval, to to the Poway Unified School District. With regard to parks
exactions that are reasonably related and in rough | and recreation facilities, the project would not result in the
proportionality to the impacts resulting from the need for new or expanded park facilities. Finally, the
proposed development. project would increase the use of library facilities; however,
d. Provide public facilities and services to assure that | the project would nor result in the need for new or
current levels of service are maintained or expanded libraries. Impacts to public services and facilities
improved by new development within a were all deemed less-than-significant during preparation
reasonable time period. of this EIR. Refer to Section 5.13, Public Services and
Facilities, for additional details.
Policy PF-C.3 Satisfy a portion of the requirements of PF-C.1 through | Refer to the analysis for General Plan Policy PF-C.1 The project
physical improvements, when a nexus exists, that will would be
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benefit the affected community planning area when consistent with
projects necessitate a community plan amendment this policy.
due to increased densities.
Policy PF-D.5 Maintain service levels to meet the demands of Refer to the analysis for General Plan Policy PF-C.1 The project

continued growth and development, tourism, and
other events requiring fire-rescue services.

would be
consistent with
this policy.

Policy PF-D.12

Protect communities from unreasonable risk of wildfire
within very high fire hazard severity zones.

a. Assess site constraints when considering land use
designations near wildlands to avoid or minimize
wildfire hazards as part of a community plan update
or amendment. (see also LU-C.2.a.4)

b. Identify building and site design methods or other
methods to minimize damage if new structures are
located in very high fire hazard severity zones on
undeveloped land and when rebuilding after a fire.

c. Require ongoing brush management to minimize the
risk of structural damage or loss due to wildfires.

d. Provide and maintain water supply systems to
supplies for structural fire suppression.

e. Provide adequate fire protection. (see also PF-D.1
and PF-D.2)

As discussed in Section 5.18, Wildfire, portions of the
project site are located within the Very High Fire Hazard
Severity Zone. However, the project would include brush
management zones and fuel modification area vegetation
management shall occur as needed for fire safety, in
compliance with the Brush Management Zone
requirements. The HOA would provide for brush
management annually. Buildings would also be designed
in accordance with Title 24 standards for fire safety. The
project would include appropriate measures to reduce
wildfire risks as conditions of approval, including pre-
construction brush management to reduce potential
impacts related to construction and prohibiting highly
flammable landscaping materials. The project includes
adequate fire flows.

The project
would be
consistent with
this policy.

Policy PF-D.13

Incorporate fire safe design into development within
very high fire hazard severity zones to have fire-resistant

Refer to the analysis for General Plan Policy PF-D.10
Additionally, as discussed in Section 5.18, Wildfire, portions

The project
would be
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building and site design, materials, and landscaping as

of the project site are located within the Very High Fire

consistent with

part of the development review process. Hazard Severity Zone. However, the project would include | this policy.
. brush management zones and fuel modification area
a. Locate, design and construct development to ) !
provide adequate defensibility and minimize the vegetatllon manggemer?t shall occur as needed for fire
risk of structural loss from wildland fires. safety, " compllanFe W,Ith the. Brush Mar.lag'ement Zone
. o requirements detailed in Section 5.18, Wildfire, and as
b. Design development on hillsides and canyons to | jetermined by the San Diego Fire Rescue Department. The
reduce thg increased risk of.ﬂres from topography project would also use drought-tolerant, native
features (i.e., steep slopes, ridge saddles). landscaping as detailed in the Design Guideline. The
c. Minimize flammable vegetation and implement project would be required to design, construct, and
brush management best practices in accordance maintain structures, private drives, and facilities in
with the Land Development Code. compliance with applicable local, regional, state, and
d. Design and maintain public and private streets for | federal requirements related to fire safety, emergency
adequate fire apparatus vehicles access (ingress access, and evacuation plans, as well as building materials,
and egress), and install visible street signs and setbacks, water supply, hydrants, fire-flow, and defensible
necessary water supply and flow for structural fire | space requirements for development in fire hazard areas.
suppression. as discussed in Section 5.18, Wildfire, The project would
e. Coordinate with the Fire-Rescue Department to include appropriate measures to reduce wildfire risks,
provide and maintain adequate fire breaks where | including pre-construction brush management and
feasible or identify other methods to slow the prohibiting highly flammable landscaping materials.
movement of a wildfire in very high fire hazard As discussed in Section 5.13, Public Services and Facilities,
severity zones. implementation of the project would increase the demand
for public services and facilities including police and fire
protection services, parks and recreation facilities, schools,
and libraries. However, the project would pay
development impact fees to the City of San Diego Fire and
Rescue Department and Police Departments and would be
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adequately served by existing fire and police protection
services and there would be no need to expand or build
new police or fire facilities as a result of the project.
Impacts to public services and facilities were all deemed
less-than-significant during preparation of this EIR.

Policy PF-D.14 | Implement brush management along City maintained Refer to the analysis for Policy PF-D.13. The project
roads in very high fire hazard severity zones adjacent to would be
open space and canyon areas. consistent with
this policy.
Policy PF-E.6 Monitor how development affects average police Refer to the analysis for Policy PF-C. The project
response time goals and facilities needs (see also PF-C.5). would be
consistent with
this policy.
Policy PF-E.7 Maintain service levels to meet demands of continued Refer to the analysis for Policy PF-C. The project
growth and development, tourism, and other events would be
requiring police services. consistent with
this policy.
Policy PF-F.4 Maintain conveyance and treatment capacity. The project would connect to the City's sewer system. The project
Wastewater from the project would ultimately be would be
conveyed through the City's Municipal Wastewater System | consistent with
to the North City Water Reclamation Plant for treatment this policy.
and disposal.
There will be proposed modifications to the existing sewer
system in the immediate vicinity of the project as well. The
existing private on-site gravity sewer will be abandoned and
Paseo Montril EIR 12476.01
April 2022 5.1-58




5.1 - Land Use

Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project

Goal/Policy Goal/Recommendation Analysis Consistency

removed. The existing public off-site gravity sewer within the

project right-of-way and corresponding easement south of

the project cul-de-sac will be abandoned and kept in place

per the City’s Sewer Design Guide.

A proposed private gravity sewer line will be constructed

on site to adequately convey sewer at a 1% slope to the

existing public manhole near the project boundary. An

Encroachment Maintenance and Removal Agreement

(EMRA) will be established for this sewer connection to the

existing manhole/easement.

As discussed in Section 5.14, Public Utilities, the applicant

has coordinated with water and wastewater providers to

ensure that adequate service levels would be available

with the implementation of the project. As such, the

project would result in less-than-significant impacts to the

City's wastewater system.

Policy PF-F.6 Coordinate land use planning and wastewater Refer to the analysis for Policy PF-F.4 The project
infrastructure planning to provide for future would be
development and maintain adequate service levels. consistent with

this policy.

Policy PF-G.1 Ensure that all storm water conveyance systems, As discussed in Chapter 3, Project Description, the project The project
structures, and maintenance practices are consistent would include a private on-site drainage system (storm would be
with federal Clean Water Act and California Regional drainpipes, inlets, ditches, and drive aisles) to capture and consistent with
Water Quality Control Board NPDES Permit standards. | convey stormwater runoff. The runoff would be directed to | this policy.

a Modular Wetlands Nutrient Separating Baffle Box for

pollutant control and a vault for flow control, located under
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the parking spaces along the eastern boundary of the
project site. Storm runoff from the BMPs would be
conveyed south in a proposed storm drain within Paseo
Montril that would connect to the existing inlet on Paseo
Montril near the Rancho Pefiasquitos Boulevard
intersection. Detention and water quality treatment facilities
would be provided within all areas of proposed
development in accordance with the requirements of the
SDMC and San Diego Regional Water Quality Control Board
MS4 permit.

The project would not adversely affect existing drainage
patterns. It was determined that development on the project
site would result in an overall increase in runoff flows from
the project site. The proposed development would mitigate
potential 100-year flow increases from the increased
impervious surface area, as needed, with detention. The
project will have a private on-site drainage system to convey
flow to the pollutant and flow control BMPs.

The detention and hydromodification features would be
implemented in accordance with the federal Clean Water
Act and California Regional Water Quality Control Board for
the San Diego region municipal stormwater NPDES permit
(MS4 Permit). As discussed in Section 5.17, Water Quality,
the project would adhere to the City's Stormwater
Standards and would result in less-than-significant impacts
to Water Quality.
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Policy PF-G.2 Install infrastructure that, where feasible, includes Refer to the analyses for Policy PF-G.1 The project
components to capture, minimize, and prevent would be
pollutants in urban runoff from reaching receiving consistent with
waters and our potable water supplies. this policy.

Policy PF-G.5 Identify and implement BMPs for projects that repair, Refer to the analyses for Policy PF-G.1 The project
replace, extend, or otherwise affect the stormwater would be
conveyance system. These projects should also include consistent with
design considerations for maintenance, inspection, and, this policy.
as applicable, water quality monitoring.

Policy PF-H.3 Coordinate land use planning and water infrastructure The City’s Public Utilities Department would provide The project
planning with local, state, and regional agencies to provide | domestic water to the proposed project. would be
for;uture devdeloprrj[ent, r'trla|nta|n|ac(ijeqyate service levels, Water service for the project site would connect to the Eﬁ'nSIStfnt with
a.r; ihsure adequate water supply during emergency existing 12-inch water line within Paseo Montril at the 1S Policy-
Sftuations. project entrance. Additionally, the project would construct

a. Plan for a water supply and emergency reserves to | a new public 12-inch water line adjacent to the existing
meet peak load demand during a natural disaster | water line within Paseo Montril to comply with the City's
such as a fire or earthquake. Design Criteria of having no more than 30 homes on a
b. Plan for water supply and emergency reserves dead-end water line. The public water facilities would be
. San Diego Water Facility Design Guidelines and
¢. Recognize the water/energy nexus. Plan and ¢ A o
. ; . . Regulations. Each Unit within the project is proposed to
implement water projects after consideration of X i ' i
. . o . have a private domestic water system and a private fire
their energy demands in coordination with energy ' o i
. L I protection system. In accordance with City of San Diego
suppliers to minimize and optimize the energy ) ) .
; . standards, private domestic water systems will include a
impact of projects. . ) :
meter and backflow preventer, and private fire protection
systems will include backflow preventers.
Paseo Montril EIR 12476.01
April 2022 5.1-61




5.1 - Land Use

Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

The applicant has coordinated with the City Water
Department to ensure that adequate water supplies are
available with the implementation of the project. As
discussed in Section 5.14, Public Utilities, the project would
result in less-than-significant impacts to water supplies.

Policy PF-1.2

Maximize waste reduction and diversion (see also
Conservation Element, Policy CE-A.8).

The project would implement a Waste Management Plan
(WMP) for solid waste generated by the project. The project
would comply with all state and local laws regarding solid
waste and recycling with the preparation of a WMP. This
plan provides 100% recycling of demolition waste and 75%
diversion of construction waste.

Additionally, the proposed project would be required to
adhere to City ordinances, including the Construction
Debris Diversion Deposit Program, the City's Recycling
Ordinance, and the Refuse and Recyclable Materials
Storages Regulations. In addition, waste reduction,
recycling, and management programs would be
implemented as a part of CALGreen Building Standards
Code.

The project
would be
consistent with
this policy.

Policy PF-1.2.a

Conveniently locate facilities and informational

Refer to the analysis for Policy PF-1.2

The project

gwdelllnes to er\courage waste reduction, diversion, and Additionally, the project would implement waste reduction Woulld be _
recycling practices. by i . . consistent with
y improving management and recycling programs, both i )
duri . . this policy.
uring and after construction, provide permanent,
adequate and convenient space for individual homes to
collect refuse and recyclable material.
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Policy PF-1.2.f Reduce and recycle construction and demolition (C&D) | Refer to the analysis for General Plan Policy PF-I.2 The project
debris to the extent feasible. would be
consistent with
this policy.
Policy PF-M.4.d | For projects, in particular large-scale developments As discussed in Section 5.14, Public Utilities, the City's Public | The project
(such as those requiring redevelopment plans, Works Department would provide domestic water to the would be
community plan updates, general plan amendments), project site. The project would connect to existing pipelines | consistent with
consult and coordinate with all appropriate public and would include improvements to the public water this policy.
utilities early on to determine the type, size, and system. The project would also connect to the City's sewer
location of facilities that are needed to accommodate system. The internal private sewer system would make one
the project’s increased demand. connection to the existing 10-inch sewer main that runs
from the Paseo Montril cul-de-sac through the adjacent
commercial developments to the west of the project site.
The existing 10-inch sewer main and associated manhole
within the cul-de-sac and project site would be demolished.
Wastewater from the project would ultimately be conveyed
through the City's Municipal Wastewater System to the
North City Water Reclamation Plant for treatment and
disposal. Dry utilities, including electric power and natural
gas would be provided by San Diego Gas & Electric. No
major improvements to the local distribution networks are
anticipated to be needed to support the growth facilitated
by the proposed project. The applicant would work with dry
utility providers to ensure utility systems have adequate
capacity to serve the project. Telephone, cable TV, and
internet service would be available from a variety of
providers. The project would also implement a WMP for
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solid waste generated by the project. As discussed in Section
5.14, implementation of the project would result in less-
than-significant impacts to all public utilities.

The project has coordinated with the applicable public
utilities providers and would be adequately served.

Policy PF-Q.1

Protect public health and safety through the application

Health and Safety are discussed in Section 5.8 of this EIR.

The project

of effective seismic, geologic, and structural However, seismic hazards are discussed in Section 5.6, would be
considerations. Geologic Conditions. As determined therein, the project consistent with
a. Ensure that current and future community has theT potential to expose people or structures to this policy.
planning and other specific land use planning geologlc hazards such as earth.qu'akes, landslides,
. . . : . mudslides, ground failure, or similar hazards.
studies continue to include consideration of
seismic and other geologic hazards. This Per the geotechnical investigation (see Appendix E.1 of this
information should be disclosed, when applicable, | EIR), no soils or geologic conditions were encountered that
in the CEQA document accompanying a would preclude the development of the project site as
discretionary action. proposed, with incorporation of the recommendations
c. Require the submission of geologic and seismic outlined in the geotechnical investigation.
reports, as well as soils engineering reports, in The geotechnical report would be prepared in accordance
relation to applications for land development with the City’s “Guidelines for Geotechnical Reports” and
permits whenever seismic or geologic problems would be reviewed for adequacy by the Geology Section of
are suspected. Development Services. The project would also be required
g. Adhere to state laws pertaining to seismic and to adequately demonstrate compliance with the CBC and
geologic hazards. applicable geologic hazards regulations. Upon preparation
of a final, design-specific geotechnical investigation report,
all potential impacts due to geologic conditions would be
reduced to less-than-significant levels.
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Policy PF-Q.2 Maintain or improve integrity of structures to protect Refer to the analysis for Policy PF-Q.1 The project

residents and preserve communities.

b. Continue to consult with qualified geologists and
seismologists to review geologic and seismic
studies submitted to the City as project
requirements.

would be
consistent with
this policy.

Recreation Element

Policy RE-A.10

RE-A.10. Encourage private development to include

The project includes recreational amenities, as described in

The project

recreation facilities, such as children's play areas, rooftop | EIR Section 3.3.2. These amenities would be open to the would be
parks and courts, useable public plazas, and mini-parks. | public, but are not proposed pursuant to park consistent with
(see also Urban Design Policies, UD-B.8 and UD-C.5) requirements. The project would provide payment of the this policy.
a. Consider private recreation facilities when evaluating Citywide Park Development Impact Fee to satisfy the
development park needs when it is clearly identified General Plan park requirements.
that the facilities and programs provide a public benefit
and are bound by easements and agreements that
remain in effect in perpetuity according to adopted
policies (see also RE-C.6.).
Conservation Element
Policy CE-A.5 Employ sustainable or “green” building techniques for A) As detailed in Section 5.7, Greenhouse Gas Emissions, | The project
the construction and operation of buildings. the project would implement several parts of the City's would be
Climate Action Plan consistency checklist. In doing so, the | consistent with
project would help to reduce the City's overall carbon this policy.
dioxide footprint. The project would include the following
as mitigation:
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e The proposed project would include roofing materials
with a minimum 3-year aged solar reflection.

e The proposed project would include low-flow fixtures
and appliances.

e The project would include 50% of the EV capable
spaces as EV charging stations. As 16 spaces would be
required to be EV capable per Title 24, this would
entail 8 EV charging stations be provided. The project
would provide an additional 8 EV capable spaces and
4 EV charging stations.

e The project would provide 10 bicycle parking spaces in
common areas, provide bike storage in the garage of
each unit, and provide a bike with each unit.

e Transit pass subsidies and a Commute Reduction
Program for tenants via the HOA would also be
provided as mitigation to promote the use of transit
and other transportation options.

b) Additionally, as discussed in Section 3.3.8, Grading
and Construction, solid waste generated by the project
would be managed in accordance with the Waste
Management Plan (see Appendix M of this EIR), which
would recycle 100% of demolition waste and would
divert 75% of construction waste.

Policy CE-A.7

Construct and operate buildings using materials,
methods, and mechanical and electrical systems that
ensure a healthful indoor air quality. Avoid

Refer to the analysis in Policy CE-A.5a

As discussed in Section 5.8, Health and Safety, there are no
existing structures within the project site that would require

The project
would be
consistent with
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contamination by carcinogens, volatile organic demolition that could contain hazardous materials. Any this policy.
compounds, fungi, molds, bacteria, and other known hazardous materials utilized during construction of the
toxins. project, or during operation, would be transported, stored,
handled, and disposed of in accordance with all applicable
federal, state, and local laws and regulations pertaining to
the management and use of hazardous materials.
Policy CE-A.8 Reduce construction and demolition waste in Refer to the analysis Policy CE-A.5. The project
accordance with Public Facilities Element, Policy PF-I-2, would be
or by renovating or adding on to existing buildings, consistent with
rather than constructing new buildings where feasible. this policy.
Policy CE-A.9: Reuse building materials, use materials that have Refer to the analysis Policy CE-A.5. The project
recycled content, or use materials that are derived from would be
sustainable or rapidly renewable sources to the extent consistent with
possible. this policy.

Policy CE-A.10

Include features in buildings to facilitate recycling of

Refer to the analysis in Policy PF-1.2

The project

waste generated by building occupants and associated Additionally, the project would implement waste reduction woulld be .
refuse storage areas. . , , consistent with
by improving management and recycling programs, both this poli
a. Provide permanent, adequate, and convenient during and after construction, and providing permanent, > Policy.
space for individual building occupants to collect adequate, and convenient space for individual homes to
refuse and recyclable material. collect refuse and recyclable material. As discussed in
b. Provide a recyclables collection area that serves Section 5.14, Public Utilities, the project would be
the entire building or project. The space should adequately served by landfills and would have less-than-
allow for the separation, collection, and storage of | Significantimpacts on solid waste services.
paper, glass, plastic, metals, yard waste, and other
materials as needed.
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Policy CE-A.11 Implement sustainable landscape design and The project would utilize integrated pest management to The project
maintenance, where feasible. maintain the landscaping on the project site. would be
a. Useintegrated pest management techniques, Composting education would not be a part of the co.n5|strj3nt with
where feasible, to delay, reduce, or eliminate proposed project. No lawns are proposed alongside the this policy.
dependence on the use of pesticides, project.
herbicides, and synthetic fertilizers. h : - .
e project would maximize pervious surfaces wherever
b. Encourage composting efforts through feasible.
education, incentives, and other activities.
The project would replace the natural vegetation
c. Decrease the amount of impervious surfacesin | associated with the vacant lot with drought-resistant,
developments, especially where public places, | native landscaping. New trees would be planted on the
plazas and amenities are proposed to serve as | project site in accordance with the design guidelines and
recreation opportunities. existing trees on site would be retained where feasible.
d. Strategically plant deciduous shade trees, The project would reduce the use of pesticides, herbicides,
evergreen trees, and drought tolerant native and synthetic fertilizers for pest management. The project
vegetation, as appropriate, to contribute to would be subject to a water budget in accordance with
sustainable development goals. Municipal Code section 142.0413 which will encourage the
e. Reduce use of lawn types that require high use of drought-tolerant, low water-use species and
levels of irrigation. efficient irrigation systems to help further reduce water
f.  Strive to incorporate existing trees and native usage.'The project design' woqld also include on-site
vegetation into site designs. detention and hydromodification features to reduce
stormwater runoff.
g.  Minimize the use of landscape equipment
powered by fossil fuels.
h. Implement water conservation measures in
site/building design and landscaping.
i. Encourage the use of high efficiency irrigation
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technology, and recycled site water to reduce
the use of potable water for irrigation. Use
recycled water to meet the need of development
project to the maximum extent feasible.

Policy CE-B.1

Protect and conserve the landforms, canyon lands, and
open spaces that: define the City's urban form; provide
public views/vistas; serve as core biological areas and
wildlife linkages; are wetlands habitats; provide buffers
within and between communities; or provide outdoor
recreational opportunities.

a.

Utilize Environmental Growth Funds and pursue
additional funding for the acquisition and
management of MHPA and other important
community open space lands.

Protect urban canyons and other important
community open spaces including those that have
been designated in community plans for the many
benefits they offer locally, and regionally as part of
a collective citywide open space system (see also
Recreation Element, Sections C and F; Urban
Design Element, Section A).

. Minimize or avoid impacts to canyons and other

environmentally sensitive lands, by relocating
sewer infrastructure out of these areas where
possible, minimizing construction of new sewer
access roads into these areas, and redirecting of

Refer to the analysis for Policy UD-A.1

As discussed in Section 3.3.3, Landscaping and Brush
Management, the project’s landscaping plan would include
various drought tolerant native vegetation.

No trails are proposed in part of this project.

The project
would be
consistent with
this policy.
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sewage discharge away from canyons and other
environmentally sensitive lands.
e. Encourage the removal of invasive plant species
and the planting of native plants near open space
preserves.
f Pursue formal dedication of existing and future
open space areas throughout the City, especially in
core biological areas of the City's adopted MSCP
Subarea Plan.
g. Require sensitive design, construction, relocation,
and maintenance of trails to optimize public access
and resources conservation.
Policy CE-B.4 Limit and control runoff, sedimentation, and erosion As discussed in Section 5.6, Geologic Conditions, potential The project
both during and after construction activity. erosion and sedimentation impacts would be temporarily would be
increased during proposed construction, through activities consistent with
such as excavation, grading, and removal of surface this policy.
stabilizing features (e.g., vegetation and pavement).
Extensive or prolonged erosion can result in effects such as
damaging or destabilizing slopes, soil loss, and deposition of
eroded material in roadways or drainage structures. In
addition, the off-site transport of sediment can potentially
result in effects to downstream receiving water quality, such
as increased turbidity and the provision of a transport
mechanism for other contaminants that tend to adhere to
sediment particles (e.g., hydrocarbons). However, with
implementation of appropriate erosion and sediment
control best management practices (BMPs) as part of an
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approved Storm Water Pollution Prevention Plan (SWPPP)
and related City and NPDES requirements, erosion and
sedimentation impacts from the project would be less than
significant.

Policy CE-B.6 Provide an appropriate defensible space between open | As detailed in Section 3.3.3, Landscaping and Brush The project
space and urban areas through the management of Management, the project would implement the City of would be
brush, the use of transitional landscaping, and the San Diego's Brush Management Regulations found in consistent with
design of structures (see also Urban Design Element, Section 142.0412 of the Land Development Code. The this policy.
Policy UD-A.3.0). Continue to implement a citywide project building design would also comply with building
brush management system. code requirements pertaining to fire safety. The project

would include additional features that would be
conditions of approval, including pre-construction brush
management and prohibiting the use of highly flammable
plant materials in landscaping. Refer to Section 3.3.3 and
5.18 for additional details.

Policy CE-E.2 Apply water quality protection measures to land Refer to the analysis for Policy CE-A.11 regarding The project
development projects early in the process-during landscaping; Policy CE-B.4 regarding drainage and runoff; would be
project design, construction, and operations-in order to | and Policy CE-B.1 and Policy UD-A.1 regarding the MHPA. consistent with
minimize the quantity of runoff generated on-site, the this policy.
disruption of natural water flows and the
contamination of storm water runoff.

a. Increase on-site infiltration, and preserve, restore
or incorporate natural drainage systems into site
design.
b. Direct concentrated drainage flows away from the
MHPA and open space areas. If not possible,
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drainage should be directed into sedimentation
basins, grassy swales or mechanical trapping
devices prior to drainage into the MHPA or open
space areas.

. Reduce the amount of impervious surfaces

through selection of materials, site planning, and
street design where possible.

. Increase the use of vegetation in drainage design.
. Maintain landscape design standards that

minimize the use of pesticides and herbicides.

. Avoid development of areas particularly

susceptible to erosion and sediment loss (e.g.,
steep slopes) and, where impacts are unavoidable,
enforce regulations that minimize their impacts.

. Apply land use, site development and zoning

regulations that limit impacts on, and protect the
natural integrity of topography, drainage systems,
and water bodies.

. Enforce maintenance requirements in

development permit conditions.

Policy CE-E.3

Require contractors to comply with accepted storm
water pollution prevention planning practices for all
projects.

a. Minimize the amount of graded land surface

exposed to erosion and enforce erosion control

Refer to the analysis for Policy CE-B.4.

The project
would be
consistent with
this policy.
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ordinances.
b. Continue routine inspection practices to check for
proper erosion control methods and
housekeeping practices during construction.

Policy CE-E.6 Continue to encourage “Pollution Control” measures to | Refer to the analysis for Policy CE-B.4. The project
promote the proper collection and disposal of would be
pollutants at the source, rather than allowing them to consistent with
enter the storm drain system. this policy.

Policy CE-F.4 Preserve and plant trees and vegetation that are Refer to the analysis Policy CE-A.11. The project
consistent with habitat and water conservation policies would be
and that absorb carbon dioxide and pollutants. consistent with

this policy.

Policy CE-F.6 Encourage and provide incentives for the use of A pedestrian and bicycle path network would be provided The project
alternative to single-occupancy vehicle use, including within the site that would connect the proposed residential | would be
using public transit, carpooling, vanpooling, uses to internal private amenities as well as the public Paseo | consistent with
teleworking, bicycling, and walking. Continue to Montril sidewalk. While only the cul-de-sac fronts on the this policy.
implement programs to provide City employees with project site and this non-frontage roadway is already built
incentives for the use of alternatives to single- out by the City, the project would provide improvements to
occupancy vehicles. the existing sidewalk located along the south side of this

roadway as mitigation. Similarly, while there is no Municipal

Code requirement for this project to provide bike parking,

the project would provide 10 bike parking spaces via bike

racks throughout the site as mitigation. Transit pass

subsidies for tenants via the HOA would also be provided as

mitigation to promote the use of transit.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
Policy CE-G.1 Preserve natural habitats pursuant to the MSCP, As discussed in Section 5.4, Biological Resources, the impact | The project
preserve rare plants and animals to the maximum footprint associated with the project would not occur within | would be
extent practicable, and manage all City-owned native or adjacent to designated MHPA lands within the City. consistent with
habitats to ensure their long-term biological viability. Therefore, the City's MSCP Land Use Adjacency Guidelines this policy.
would not be applicable to the proposed project, and no
significant adverse edge effects associated with the
introduction of a land use within an area adjacent to the
MHPA would occur. None-the-less, the project would
preserve the majority of the natural habitats on the site. No
city-owned native habitats exist on the site. Refer to Section
5.4 for additional details.
Policy CE-1.4 Maintain and promote water conservation and waste As mentioned in Section 5.14, Public Utilities, the project The project

diversion programs to conserve energy.

would incorporate water sustainable design features,
techniques, and materials that would reduce water
consumption. These sustainability measures as they
pertain to water resources include high efficiency
plumbing fixtures and fittings in all structures and the use
of recycled water instead of potable water for irrigation at
within the open space and park areas. The project
applicant has committed to implement these water
conservation standards into the design of the new
residences, buildings, and other infrastructure that would
be constructed as part of the project.

The project would be subject to a water budget in
accordance with Municipal Code section 142.0413 which
would encourage the use of drought-tolerant, low water-
use species and efficient irrigation systems to help

would be
consistent with
this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
further reduce water usage.
Drought-tolerant landscaping would include a variety of
trees, shrubs, grasses, and groundcover that would be
native and drought-tolerant species that would not require
the excessive use of water, or pesticides and fertilizers.
Irrigation of the project site would utilize irrigation applied
via low precipitation rate spray heads, drip emitters, or other
highly efficient systems. Landscaping would be installed in
compliance with the City’s Landscape Standards.
Additionally, the project would implement sustainability
measures to decrease water and resource consumption,
including high-efficiency plumbing fixtures and fittings and
landscaping with non-invasive drought-tolerant native
species. The project would also implement a WMP for solid
waste generated by the project.
Policy CE-1.5 Support the installation of photovoltaic panels, and The project would include the installation of rooftop The project
other forms of renewable energy production. Promote | photovoltaic solar panels consistent with Title 24 would be
the use and installation of renewable energy requirements. consistent with
alternatives in new and existing development. this policy.
Policy CE-1.10 Use renewable energy sources to generate energy to The project would include the installation of rooftop The project
the extent feasible. photovoltaic solar panels consistent with Title 24 would be
requirements. consistent with
this policy.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Goal/Policy

Goal/Recommendation

Analysis

Project
Consistency

Noise

Element

Policy NE-A.1

Separate excessive noise-generating uses from
residential and other noise-sensitive land uses with a
sufficient spatial buffer of less sensitive uses.

A Noise Technical Report was prepared for the project and
is incorporated as Appendix H to this EIR. Section 5.10,
Noise, addressed existing and potential future noise levels
generated by the project. It was determined that the
project would result in potentially significant impacts due
to short-term construction noise, blasting operations, and
blasting event vibration.

However, the project would incorporate mitigation
measures MM-NOI-1 to reduce temporary construction
noise, MM-NOI-2 to reduce blasting vibration impacts.
With implementation of mitigation measures, MM-NOI-1
and MM-NOI-2, the project would result in less-than-
significant noise impacts.

Therefore, the project has considered existing and future
noise levels in its planning decisions and have created
mitigation measures to minimize people’s exposure to
excessive noise. Existing noise-sensitive land uses in the
project area include single-family residential and multi-
family residential nearby. No impacts would occur to noise
sensitive land uses.

The project
would be
consistent with
this goal.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency

Policy NE-A.2 Assure the appropriateness of proposed developments | Refer to the analysis for Policy NE-A.1. The project
reIativg to'existing a@d future nqise levels by consulting The project would follow the City's guidelines for noise- WOU|'d be '
the guidelines for noise-compatible land use (shown on ible land uses as shown in Table NE-3 of the consistent with
Table NE-3) to minimize the effects on noise-sensitive éompatl this goal.

eneral Plan.
land uses.

Policy NE-A.3 Limit future residential and other noise-sensitive land Refer to the analysis for Policy NE-A.1. The project
uses in areas exposed to high levels of noise. would be

consistent with
this goal.

Policy NE-A.4 Require an acoustical study consistent with acoustical R Refer to the analysis for Policy NE-A.2. The project
study guidelines (Table NE-4) for proposed would be
developments in areas where the existing or future noise consistent with
level exceeds or would exceed the “compatible” noise this goal.
level thresholds as indicated on the land use-noise
compatibility guidelines (Table NE-3), so that noise
mitigation measures can be included in the project
design to meet the noise guidelines.

Policy NE-A.5 Prepare noise studies that address existing and future Refer to the analysis for Policy NE-A.1. The project
noise levels from noise sources that are specificto a would be
community when updating community plans. consistent with

this goal.

Paseo Montril EIR 12476.01

April 2022 5.1-77




5.1 - Land Use

Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency

Policy NE-B.1 Encourage noise-compatible land uses and site The project would be consistent with the existing and The project
planning adjoining existing and future highways and surrounding uses and provides project features and would be
freeways. mitigation measures to reduce potential impact to consistent with

sensitive noise receptors and would comply with the City's | this goal.
noise ordinance.

Policy NE-B.2 Consider traffic calming design, traffic control As discussed in Section 5.10, Noise, the long-term The project
measures, and low-noise pavement surfaces that operational noise from roadway traffic associated with would be
minimize motor vehicle traffic noise implementation of the project would be below the City of consistent with

San Diego threshold for significant change in the ambient | this policy.
noise environment, and impacts would be less than

significant. Additionally, the project’s circulation system is

designed to interconnect with the existing adjacent public

street system and discourage cut-through automobile

traffic, further limiting traffic-related noise within the

project site.

Policy NE-B.3 Require noise reducing site design, and/or traffic Refer to the analysis for Policy NE-B.2. The project
control measures for new development in areas of high would be
noise to ensure that the mitigated levels meet consistent with
acceptable decibel limits. this policy.

Policy NE-B.4 | Require new development to provide facilities which A pedestrian and bicycle path network would be provided | The project
support the use of alternative transportation modes within the site that would connect the proposed residential | would be in
such as walking, bicycling, carpooling, and, where uses to internal private amenities as well as the public conformance
applicable, transit to reduce peak-hour traffic. Paseo Montril sidewalk. The project shall also implement with this policy.

MM-TRA-1 to MM-TRA-5 that support alternative
transportation modes, including cycling, pedestrian access,
and transit.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
Policy NE-B.7 Promote the use of berms, landscaping, setbacks, and Retaining walls have been incorporated into the project The project

architectural design where appropriate and effective,
rather than conventional wall barriers to enhance
aesthetics.

design (see Section 3.3.8, Grading and Construction) to
reduce the grading footprint. The project includes heavy
landscaping in front of the proposed retaining walls to
enhance aesthetics. The project also proposes glass safety
walls to reduce visual effects.

would be
consistent with
this policy.

Policy NE-D.1

Encourage noise-compatible land use within airport
influence areas in accordance with federal and state
noise standards and guidelines.

The project site is located within Review Area 2 of the MCAS
Miramar Airport. Limits on the heights of structures,
particularly in areas of high terrain, are the only restrictions
on land uses within Review Area 2. The project site is not
located within a noise compatibility zone of the MCAS
Miramar Airport thus aircraft-related noise would not be a
concern for the project.

The project
would be in
conformance
with this policy.

Policy NE-G.1

Implement limits on the hours of operation for non-
emergency construction and refuse vehicle and parking
lot sweeper activity in residential areas and areas
abutting residential areas.

Refer to the analysis for Policy NE-A.1.

Additionally, the project would comply with the
requirements set forth in the City’s noise ordinance,
including limiting construction activity to 7a.m. to 7p.m.

The project
would be in
conformance
with this policy.

Policy NE-1.1

Require noise attenuation measures to reduce the

Refer to the analysis for Policy NE-A.1.

The project

noise to an acceptable noise level for proposed would be
developments to ensure an acceptable interior noise consistent with
level, as appropriate, in accordance with California’s this policy.
noise insulation standards (CCR Title 24) and Airport
Land Use Compatibly Plans.
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency

Policy NE-1.2 Apply CCR Title 24 noise attenuation measures Refer to the analysis for Policy NE-A.1. The project
requirements to reduce the noise to an acceptable would be
noise level for proposed single-family, mobile homes, consistent with
senior housing, and all other types of residential uses this policy.
not addressed by CCR Title 24 to ensure an acceptable
interior noise level, as appropriate.

Policy NE-1.3 Consider noise attenuation measures and techniques Refer to the analysis for Policy NE-A.1. The project
addressed by the Noise Element, as well as other would be in
feasible attenuation measures not addressed as conformance
potential mitigation measures, to reduce the effect of with this policy.
noise on future residential and other noise-sensitive
land uses to an acceptable noise level.

Historic Preservation Element
Housing Element

Policy HE-A.3 Require new development to meet applicable zone and | Refer to the analysis for Policy UD-A.1 The project
land use designation density minimums to ensure would be
efficient use of remaining land available for residential consistent with
development and redevelopment. this goal.

Policy HE-A.5 Identify and evaluate options to increase housing Refer to the analysis for Policy UD-A.1 The project
opportunities in areas planned and zoned for single- would be
family residential densities. consistent with

this policy.

Policy HE-M.1 Implement General Plan and community plan goals Refer to analyses Policy HE-I.1 and UD-A.1. The project
and policies that relate to architectural design, public Additionally, no historic structures or properties exist woulld be .

consistent with
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Table 5.1-4.
Project’s Consistency with City of San Diego’s General Plan

Project
Goal/Policy Goal/Recommendation Analysis Consistency
spaces, and historical and tribal cultural resources. within the project Area of Potential Effect (APE) and the this policy.
property itself is not eligible to be classified as a historical
resource. As such, no impacts to historical resources would
occur with implementation of the project. According to
Appendix N, no known cultural resources are on the
project site and is unlikely to discover any previously
unknown cultural resources. Impacts would be less than
significant.

Policy HE-M.2 Ensure that new housing fosters a sense of community | Refer to analyses Policy HE-1.1 and UD-A.1. The project
through development regulations that address building would be
orientation and architectural design features that consistent with
promote interaction and active lifestyles / commutes. this policy.

Policy HE-M.4 Engage actively with local tribal representatives to Consultation with Native American tribes has occurred in The project
identify opportunities to preserve and feature tribal, accordance with Assembly Bill (AB) 52 and Senate Bill (SB) would be
cultural, historical, and archaeological resources. 18 requirements. consistent with

this policy.
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Table 5.1-5.
Project’s Consistency with Rancho Pefiasquitos Community Plan

Project
Objective/Guideline Goal/Recommendation Analysis Consistency
Residential Element
Policies e A harmonious community appearance should Refer to analysis for Refer to analyses Policy HE-I.1 in | The project would
be created by using a compatible variety of Table 5.1-4. regarding the policy about building a be consistent
architectural styles, colors, building heights, lot harmonious community. with these
S|ze§, segbacks, landscaping and street furn-lture. Refer to analyses for UD-A.1 in Table 5.1-4 regarding policies.
* Residential development should use creative | the policy about residential development using
and flexible site planning to maximize the creative and flexible site planning, and the policy
preservation of open space and hillside areas. | ghout the density of new residential development.
¢ The density of new residential development
should be based on the capacity of the land for
development consistent with the objective of
preserving the character of the hillside and
canyon areas.
Community Appearance and Design Element
Policies (1) All new development should be sensitive to the The project EIR has analyzed potential impacts The project would

environment and be designed to avoid incremental
contributions to the problems of air and water
pollution, natural fire hazards, soil erosion, siltation,
slope instability, flooding and severe hillside cutting
and scarring.

regarding water pollution in Section 5.17, Water
Quiality, to which the project would have less than
significant impacts regarding potential pollutant
discharges because the project would implement
site specific design, source control, treatment control
BMPs, low-impact development practices, project
design measures, related maintenance efforts, and
conformance with City stormwater standards and
associated requirements (including the NPDES
Construction General, Municipal and Groundwater
permits). This would include native species along

be consistent
with this policy.
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Table 5.1-5.

Project’s Consistency with Rancho Pefiasquitos Community Plan

Objective/Guideline

Goal/Recommendation

Analysis

Project
Consistency

slopes for erosion control.

The project would implement the City of San Diego's
Brush Management Regulations found in Section
142.0412 of the Land Development Code. In
addition, all habitable structures would be equipped
with automatic alarm and sprinkler systems and
would have fire resistance construction per Chapter
7A of the CBC. The project would include
appropriate measures to reduce wildfire risks as
conditions of approval such as pre-construction
brush management to reduce potential impacts
related to construction and using plant species that
are not highly flammable.

Section 5.6, Geologic Conditions, determined that
project impacts regarding soil erosion, siltation, slop
instability, and flooding were less than significant
impacts. No evidence of landslide deposits was
encountered at the site during the geotechnical
investigation (Appendix E.1). Based on
implementation of appropriate erosion and
sediment control BMPs as part of, and in
conformance with, an approved SWPPP and related
City and NPDES requirements, associated potential
erosion and sedimentation impacts from
implementation of the project would be less than
significant.
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Table 5.1-5.
Project’s Consistency with Rancho Pefiasquitos Community Plan

Objective/Guideline

Goal/Recommendation

Analysis

Project
Consistency

In Chapter 3, Project Description, five retaining walls
would be included in the project to reduce the
grading footprint, which would lessen the severity of
hillside cutting and scarring.

Policies (3) Protect environmental resources that are typically Refer to analyses Policy for UD-A.1 in Table 5.1-4. This project
associated with hillsides, preserve significant public would be
views of and from hillsides, and maintain a clear consistent with
sense of natural hillside topography throughout the this policy.
Rancho Pefiasquitos Community.

Policies (4) Develop a sense of neighborhood identity by Refer to analysis for Policy HE-I.1 in Table 5.1-4. This project
encouraging design diversity between development would be
areas while promoting design integration and consistent with
compatibility within neighborhood areas. this policy.

Policies (7) All new development should incorporate aesthetics | The project would comply with Chapter 14, Article | This project
and functional features into the design of fences, 2, Division 3 (Fence Regulations). As discussed in would be
signs, street furniture and lighting. Chapter 3, Project Description, project signage consistent with

would be installed at the project entrance, where this policy.
Private Driveway A connects with the cul-de-sac of
Paseo Montril. The monument sign at the
northern site driveway would identify the project
name (“Paseo Montril”). As indicated in the Design
Guidelines, signage would be minimized, and the
graphic design would be complementary to the
neighborhood character.
Lighting would be minimized, directed downward
and shielded to reduce light spillage. According to
Paseo Montril EIR 12476.01
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Table 5.1-5.
Project’s Consistency with Rancho Pefiasquitos Community Plan

Objective/Guideline

Goal/Recommendation

Analysis

Project
Consistency

the project's Design Guidelines, lighting fixtures
would be provided along sidewalks and pathways
as well.

With regards to street furniture, according to the
project's Design Guidelines, the design, selection,
and placement of site furnishings such as tables,
benches, and trash receptacles shall be compatible
with the overall site design and architectural
character of the development. Seating would be
provided in shaded and sunny areas.

Policies (8) Crime preventive design and defensible space The project’s Design Guidelines state that the This project
should be used in all future developments. project design encourages a variety of elements would be
that reinforce Crime Prevention through consistent with
Environmental Design (CPTED) techniques and this policy.
social interaction. For crime prevention purposes,
canopies of mature trees should be maintained at
least 8 feet above the ground.
Transportation Element
Policies (1) Developers of all future residential, commercial The project would provide transportation The project would
and industrial projects in Rancho Pefiasquitos improvements such as bike parking, bike parking be consistent
must participate in building or funding needed with units, and transit passes as identified in MM- with this policy.
transportation improvements identified in this TRA-1 to MM-TRA-5. The project would be required
Plan and further defined in the Public Facilities to provide payment of development impact fees, as
Financing Plan. applicable.
Policies (2) Each new development should contribute its fair The project would provide transportation The project would
Paseo Montril EIR 12476.01
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Table 5.1-5.
Project’s Consistency with Rancho Pefiasquitos Community Plan

Objective/Guideline

Goal/Recommendation

Analysis

Project
Consistency

share to needed transportation improvements
based on traffic, transit ridership and population
expected to be generated by the development.

improvements such as bike parking, bike parking
with units, and transit passes as identified in MM-
TRA-1 to MM-TRA-5

be consistent
with this policy.

Park and Recreation Element

Policies (3) Natural and landscaped open space areas should The open space on the project site would be The project would
be protected from unauthorized use of off-road protected from unauthorized use of off-road be consistent
vehicles. vehicles because no public access to the open with this policy.

space preserve would be permitted (Section 3.3.4,
Covenant of Easement).

Policies (5) Developers should be required to dedicate selected | The proposed uses would not result in operational The project would
open space areas which can serve as visual and noise impacts (see Section5.10) and the project be consistent
noise buffers between and within neighborhoods. would comply with CCR Title 24 interior noise level with this policy.

requirements and General Plan Noise Element
compatibility guidelines (see Section 5.1.3.6). In
addition, the project does not result in significant
visual impacts (see Section 5.16). As such, buffers for
noise or visual purposes are not warranted.
Open Space and Resource Management Element
Policies (3) Open space with reduced long-term biological value | Of the 15.2 acre project site, only 3.6 acres of the The project would

(due to proximity of development) should be used
for moderate impact activities such as jogging,
horseback riding, pet walking and interpretive trail
hiking.

total area would be developed for the project, and
the remainder of the project site would be placed
within the Covenant of Easement. As discussed in
Section 3.3.4, Covenant of Easement, no public
access to the open space preserve would be
permitted. The biological resources located in this

be consistent
with this policy.
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Project’s Consistency with Rancho Pefiasquitos Community Plan

Objective/Guideline

Goal/Recommendation

Analysis

Project
Consistency

preserved area would be impacted by such
recreational uses suggested in this policy. The
project site's open space also includes steep
slopes not suitable for recreational use. Thus, it
would not be appropriate for the project open
space to be utilized for recreation because the site
conditions as well as the resulting impacts to
sensitive biological resources

Policies (4) Open space serving as wildlife habitat should be The project site is not designated as a wildlife The project would
maintained in its natural state. habitat preserve or MHPA. be consistent
with this policy.
Policies (5) Vernal pools and their associated native landforms | No vernal pools exist on the site. The project would
and contributing watersheds should not be be consistent
disturbed. with this policy
Policies (6) Exotic or invasive plant species should not be The project’s landscape plan would include The project would
planted adjacent to natural open space areas. drought-tolerant native vegetation. No exotic or | be consistent
invasive plant species are included in the with this policy.
project’s landscape plan.
Education Element
Policies (2) Integrate public school facilities and residential Per the Rancho Pefiasquitos Community Plan, The project would

development planning to assure adequate school
housing is available with need.

schools were operating at 5% over capacity and
need for additional school housing (capacity) was
identified as a goal of the Community Plan. The
project’s potential impact on nearby schools was
analyzed in Section 5.13, Public Services and

be consistent
with this policy.

Paseo Montril EIR

12476.01

April 2022

5.1-87




5.1 - Land Use

Table 5.1-5.

Project’s Consistency with Rancho Pefiasquitos Community Plan

Objective/Guideline

Goal/Recommendation

Analysis

Project
Consistency

Facilities. Potential impacts to schools serving the
project site would be related to the number of
students generated by the project. Based on the
PUSD multi-family student generation rates, the
project is estimated to generate 9 elementary
school students, 5 middle school students, and 6
high school students, resulting in a total of 20
students within the PUSD school system. As shown
in Table 5.13-3, there is an existing additional
capacity of 2,205/4,646 students within the PUSD
under the State Loading/District Loading scenarios.
As such, the new student population generated by
the project is not anticipated to cause the schools
serving the project area to reach or exceed
capacity. The project would have a less than
significant impact.

The analysis done in Section 5.13, Public Services
and Facilities, shows that the project integrated
public school facilities into the analysis to assure
adequate housing and school services are available.
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Project’s Consistency with Rancho Pelasquitos Community Plan

Policies (2)

All new development should be phased with the
provision of adequate public facilities and services.

As discussed in Section 5.13, Public Services and
Facilities, the project would increase demands for
fire protection services, police services, public parks
and recreation facilities, schools, and libraries.
However, although demands for these services
would increase, these facilities would be able to
adequately serve the proposed project. No
expansion of public facilities would be required.

The project would
be consistent
with this policy.
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5.2 - Transportation

5.2 Transportation

This section describes the existing transportation conditions of the proposed Paseo Montril Project
(project) site, identifies associated regulatory requirements, evaluates potential significant impacts
and identifies mitigation measures, if applicable, related to implementation of the project. The
following discussion is based on the Local Mobility Analysis (LMA) (Appendix B.1) prepared by LOS
Engineering Inc. dated March 14, 2022, and Vehicle Miles Traveled (VMT) Analysis (Appendix B.2)
prepared by LOS Engineering Inc. dated April 12, 2022.

5.2.1 Existing Conditions
Physical Conditions

Currently, the project site is undeveloped, surrounded by existing residential, commercial, and
transportation infrastructure. The site is primarily characterized by undeveloped land on a hillside within
an urbanized area. Paseo Montril roadway ends in a cul-de-sac at the western property boundary.

Existing Roadway Network

Existing roadways surrounding the project site include Rancho Pefiasquitos Boulevard and Paseo
Montril. Major roadways nearby include Ted Williams Parkway and Interstate (I) 15. Regional access
to the project area is provided by I-15, which runs north-south adjacent to the project area. The I-15
provides for vehicular and transit access to the larger San Diego region as well as Riverside County
to the north. State Route 56 runs east-west where it transitions from Ted Williams Parkway to I-5,
also providing regional vehicular access to points west of the project area. The existing roadway
network within and immediately surrounding the project area is summarized herein.

Rancho Penasquitos Boulevard from Via Del Sud to I-15 is classified as a 4-Lane Major in the
Rancho Pefiasquitos Community Plan (City of San Diego 2011). From Via Del Sud to I-15, Rancho
Pefiasquitos Blvd is constructed as a 4-lane major roadway with a raised median and 2 travel lanes
in each direction. On-street parking is generally permitted on both sides of the roadway. The posted
speed limit is 40 miles per hour (MPH). This roadway has contiguous sidewalks and has no marked
bike lanes.

Paseo Montril east of Rancho Pefiasquitos Boulevard is not classified in the Rancho Pefiasquitos
Community Plan. Paseo Montril east of Rancho Pefiasquitos Boulevard is constructed as a two-lane
undivided roadway with on-street parking generally allowed on both sides of the roadway starting
approximately 200 east of Rancho Pefiasquitos Boulevard. The roadway near the commercial uses is
approximately 50 feet (curb to curb) from Rancho Pefiasquitos Boulevard to the commercial
driveways about 150 feet east of Rancho Pefasquitos Boulevard and then approximately 38 feet
(curb to curb) from the commercial driveways to the eastern cul-de-sac terminus. This portion of
Paseo Montril has no sidewalk on the north side of the street east of the commercial driveways and
no bike lanes.
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Existing Pedestrian Conditions

The existing pedestrian facilities surrounding the project site generally consist of sidewalks and curb
ramps. Rancho Pefiasquitos Boulevard from approximately 150 feet north of Calle De Las Rosas down to
the I-15 NB Ramps with Rancho Pefiasquitos /Poway Road currently has contiguous sidewalks on both
sides of the roadway. Curb ramps currently exist at each of the following intersections:

e Rancho Pefiasquitos Boulevard/Calle De Las Rosas
e Rancho Pefasquitos Boulevard/Via Del Sud

e Rancho Pefiasquitos Boulevard/Paseo Montril

e Rancho Pefiasquitos Boulevard/I-15 SB Ramps

e Rancho Pefiasquitos Boulevard/I-15 NB Ramps

Paseo Montril from the easterly cul-de-sac terminus to approximately 150 feet east of Rancho
Pefiasquitos Boulevard (delineated by commercial driveways on the north and south sides of Paseo
Montril) currently has a contiguous sidewalk on the southside of the roadway, except for approximately
230 feet of the south side and no sidewalk on the north side of the roadway. Paseo Montril from
approximately 150 feet east of Rancho Pefiasquitos Boulevard (at the commercial driveways) to Rancho
Pefasquitos Boulevard currently has contiguous sidewalk on both sides of the roadway.

The pedestrian facilities within a 0.5 mile walking distance along the project area roadways did not
have any observed missing sidewalk sections, curb ramps, or significant obstructions, except for
approximately 450 feet along the north side of Paseo Montril from the easterly cul-de-sac to
approximately 150 feet east of Rancho Pefiasquitos Boulevard, and about 230 feet of south side of
Paseo Montril, approximately 150 feet east of Rancho Pefiasquitos Road. The north side of Paseo
Montril does not have a sidewalk due to the adjacent geologic rockfall issues. The sidewalk along the
southside of Paseo Montril from the project frontage to Rancho Pefiasquitos Boulevard appears to be
in an unmaintained state with overgrown vegetation.

Existing Bicycle Conditions

The City of San Diego adopted the Bicycle Master Plan (City of San Diego 2013) in December 2013.
Per this plan, bicycle facilities consist of four types of facilities, which are outlined below:

e Bike or Multi-Use Paths (Class I) provide a separate right-of-way and are designated for the
exclusive use of bicycles and pedestrians (or exclusively bicycles) with vehicle and pedestrian
cross-flow minimized. Generally, the recommended pavement width for a two-directional
bike or multi-use path is twelve (12) feet with two feet shoulders.

e Bike Lanes (Class li) provide a restricted right-of-way and are designated for the use of bicycles
with a striped lane on a street or highway. Bicycle lanes are at least five (5) feet wide and
should be buffered. Adjacent vehicle parking and vehicle/pedestrian cross-flow are permitted.

e Bike Route or Signed Shared Roadways (Class Ili) provide for a right-of-way designated by signs or
shared lane pavement markings, or “sharrows,” for shared use with pedestrians or motor vehicles.

e Separated Bikeways or Cycle Tracks (Class IV) provide a restricted right-of-way with physical
separation and are designated for the use of bicycles with a raised barrier such as curbs or
bollards. Separated bikeways are five (5) feet wide with a three (3) foot minimum horizontal
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and vertical separation area. Adjacent vehicle parking is permitted, and vehicle/pedestrian
cross-flow is restricted to selected locations (e.g., driveways) indicated by breaks in the
barrier and buffer.

The City of San Diego Bicycle Master Plan shows a Class Il bike route along Rancho Pefiasquitos
Boulevard between Calle De Las Rosas and I-15. The Rancho Pefiasquitos Community Plan calls for a
Class Il bike lanes on Rancho Pefiasquitos Boulevard between SR-56 and I-15. However, no marked bike
lanes have been striped on Rancho Pefiasquitos Boulevard between SR-56 and I-15 or on Paseo Montril.

Existing Transit Conditions

The San Diego Metropolitan Transit System (MTS) provides bus transit within the area of the project site.
The closest MTS transit center is located approximately 2.5 miles north of the project site and is the Sabre
Springs/Pefiasquitos Transit Center. Local MTS bus routes include 235, 290, and 944. The nearest bus route
is Route 20 that runs along Rancho Pefiasquitos Boulevard approximately 650 feet from the project
driveway. Route 20 extends from Downtown to Rancho Bernardo Transit Center, with service every
approximately 30 minutes between 5:30 am and 9:30 PM (MTS 2020). Regional transit services include MTS
Rapid and Express bus routes accessible from the Sabre Springs/Pefiasquitos Transit Station. Bus transit in
the area is categorized in following classifications (MTS 2019):

e MTS Bus - is the main type of local bus service that is provided by MTS in San Diego area.
MTS Bus provides service at different headways (between 10 minutes to an hour or more)
depending on the demand and location. The project site is currently served by MTS Bus
route 20:

o MTS Route 20: Provides service between downtown San Diego and Rancho Bernardo
with stops in the project vicinity at the intersection of Paseo Montril with Rancho
Pefiasquitos Boulevard. It operates with 30-minute headways on weekdays and hour
headways on weekends.

e MTS Express - are high frequency bus services that have 15-minute headways during peak
and non-peak hours. Bus route 20 is Express Routes providing service to the project area.

e MTS Rapid - are high frequency bus services that have 15-minute headways during peak
and non-peak hours and provides riders with improved wait time and enhanced comfort
and convenience. Route 235 is an MTS Rapid route:

o MTS Route 235 provides rapid service between Escondido and downtown San Diego
with a stop at the Sabre Springs/Pefiasquitos Transit Station. It operates with 15- minute
headways on weekdays and 30-minute headways on weekends.

e MTS Rapid Express/Premium - operates along the I-15 corridor during weekdays. It
provides frequent trips south in the morning (5:00 a.m.-9:00 a.m.) and north in the evening
(3:00 p.m.-7:00 p.m.). Express routes have 15-minute headways during peak and non-peak
hours and usually take up to 45 minutes to an hour to get from departure to the final
destination. Route 290 is an MTS Rapid Express route:

o MTS Route 290 provides express service between Rancho Bernardo and downtown San
Diego with a stop at the Sabre Springs/Pefiasquitos Transit Station. It operates with 15-
minute headways on weekdays and no weekend service.
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52.2 Regulatory Framework
State
California Department of Transportation

The California Department of Transportation (Caltrans) is the public agency responsible for designing,
building, operating, and maintaining California’s state highway system, which consists of freeways,
highways, expressways, toll roads. Caltrans is also responsible for permitting and regulating the use of
state roadways. The project site is located adjacent to the Caltrans right-of-way for the I-15. The project
area does not encroach into the Caltrans right-of-way and no encroachment permit is required for the
project implementation.

Senate Bill 743

On September 27, 2013, Governor Jerry Brown signed SB 743 into law changing the way
transportation impact analysis is conducted under CEQA. Within the State CEQA Guidelines, these
changes include elimination of auto delay, Level of Service (LOS), and similar measurements of
vehicular roadway capacity and traffic congestion as the basis for determining significant impacts. In
December 2018, new CEQA Guidelines implementing SB 743 (Section 15064.3), along with the Office
of Planning and Research (OPR) Technical Advisory on Evaluating Transportation Impacts for CEQA,
were finalized and made effective. Guidelines Section 15064.3, and the associated OPR Technical
Advisory, provide that use of automobile Vehicle Miles Traveled, or VMT, is the preferred CEQA
transportation metric, and correspondingly eliminate auto delay/LOS as the metric for assessing
significant impacts under CEQA statewide. Under Section 15064.3, statewide application of the new
VMT metric began on July 1, 2020. The City of San Diego prepared its own guidelines for VMT
analysis and significance thresholds in compliance with SB 743 - these guidelines are contained in
the City's Transportation Study Manual (TSM) and the City CEQA Significance Determination
Thresholds (City of San Diego 2020).

Office of Planning and Research Technical Advisory on Evaluating Transportation Impacts in CEQA

The December 2018 technical advisory on evaluating transportation impacts in CEQAisonein a
series of advisories provided by the Governor’s Office of Planning and Research (OPR) as a service to
professional planners, land use officials, and CEQA practitioners. This advisory contains technical
recommendations regarding the assessment of VMT-related impacts, thresholds of significance, and
mitigation measures. OPR issues technical assistance on issues that broadly affect the practice of
land use planning and the CEQA (California Public Resources Code, Section 21000 et seq.;
Government Code Sections 65040[g], [I], [m]). The purpose of the technical advisory document is to
provide advice and recommendations, which agencies and other entities may use at their discretion.
The document does not alter lead agency discretion in preparing environmental documents subject
to CEQA and as stated above, the City has prepared its own technical guidelines in the TSM.
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Local
General Plan

The Mobility Element (City of San Diego 2015) of the City of San Diego General Plan defines policies
regarding traffic flow and transportation facility design. The purpose of the Mobility Element is “to
improve mobility through development of a balanced, multi-modal transportation network.” The
main goals of the Mobility Element pertain to walkable communities, transit first, street and freeway
systems, intelligent transportation systems, transportation demand management, bicycling, parking
management, airports, passenger rail, goods movement/freight, and regional transportation
coordination and financing. The Mobility Element contains policies that help make walking more
viable for short trips, in addition to addressing various other transportation choices in a manner that
strengthens the City of Villages land use visions and helps to achieve a sustainable environment.

Rancho Pehasquitos Community Plan

The Community Plan sets forth goals, policies, and proposals to guide future development within
Rancho Pefasquitos. The Transportation Element of the Community Plan provides the overall goal to
construct and maintain an adequate system for vehicular, bicycle and pedestrian circulation within the
community, while providing adequate access to the larger San Diego region, which would be achieved
through the implementation of the following policy recommendations related to transportation, as
identified in the Transportation Element of the Community Plan (City of San Diego 2011):

e Developers of all future residential, commercial and industrial projects in Rancho
Pefiasquitos must participate in building or funding needed transportation improvements
identified in this Plan and further defined in the Public Facilities Financing Plan.

e Each new development should contribute its fair share to needed transportation
improvements based on traffic, transit ridership and population expected to be generated
by the development.

e Adequate vehicular and pedestrian access should be available to serve all significant
community resources and public facilities with an emphasis on safety, aesthetics and
integration of facilities.

e A continuous pedestrian and bicycle system should be provided throughout the community
focused on open space areas and minimizing conflicts with motor vehicles.

e Public transit should be expanded to serve the entire Rancho Pefiasquitos community and
should be increased in frequency.

e Off-road vehicles should be prohibited on designated open space areas and public property.

City of San Diego Bicycle Master Plan

The 2013 City of San Diego Bicycle Master Plan, which updates the City’s 2002 plan, presents a bicycle
network, projects, policies, and programs for improving bicycling through 2030 and beyond, consistent
with the City’s 2008 General Plan mobility, sustainability, health, economic, and social goals. The goals
of the Bicycle Master Plan are to create: a city where bicycling is a viable travel choice, particularly for
trips of less than five miles; a safe and comprehensive local and regional bikeway network; and
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environmental quality, public health, recreation and mobility benefits through increased bicycling.
These goals are supported by twelve key policies to help bicycling become a more viable
transportation mode for trips of less than five miles, to connect to transit, and for recreation.

The Bicycle Master Plan addresses existing bicycling conditions, the relationship of the Plan to other
plans and policies, a bicycle needs analysis, bicycle facility recommendations, bicycle program
recommendations, and implementation and funding issues (City of San Diego 2013).

City of San Diego Pedestrian Master Plan

The City of San Diego has developed a Pedestrian Master Plan (City of San Diego 2006) to guide the
planning and implementation of pedestrian improvement projects in the City. The Master Plan will
help the City enhance neighborhood quality and mobility options by facilitating pedestrian
improvement projects, and will identify and prioritize improvement projects based on technical
analysis and community input, as well as improve the City's ability to receive grant funding for
implementation of pedestrian projects.

During Phase 1, the City developed the Master Plan Citywide Framework Report, which provides a
foundation for identifying and prioritizing projects in each community. Phases 2 and 3 inventoried
seven communities in the city to understand pedestrian needs, identify problems, and create a
prioritized list of pedestrian projects specific to each community. Phase 4 of the Pedestrian Master
Plan created pedestrian plans for an additional seven communities, including College, Kensington-
Talmadge, Midway-Pacific Highway, Old Town, Ocean Beach, Pacific Beach, and San Ysidro. Phase 4
began in mid-2011 and was completed in December 2013.

5.2.3 Impacts Analysis
5.2.3.1 Issue 1: Conflict with an Adopted Program, Plan, Ordinance, or
Policy Addressing the Transportation System
Issue 1: Would the project or plan/policy conflict with an adopted program, plan ordinance or
policy addressing the transportation system, including transit, roadways, bicycle and
pedestrian facilities?

Threshold

According to the City's Significance Determination Thresholds (City of San Diego 2020), the City's
Transportation Study Manual should be used to determine the significance of a project, plan, or
policy's transportation impact.

Impact
Transportation (Roadway) Analysis

As described in Section 5.1, Land Use, the project has demonstrated consistency with the City's General
Plan, and Community Plan related transportation goals and policies (refer to Table 5.1-1 and 5.1-2).
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The project does not propose to construct or realign existing roadways within the City. The project’s
internal Drive A would connect with the existing Paseo Montril cul-de-sac. The project includes
demolition of a portion of the existing sidewalk in order to construct the 25-foot wide project driveway
on the southeastern side of the cul-de-sac, and the replacement of the demolished portion with new
non-contiguous sidewalk. Sidewalk improvements are proposed as a part of MM-TRA-1 and to current
standards per the Street Design Manual (City of San Diego 2017). Thus, the project would not result in
the construction of a roadway that is inconsistent with the General Plan and/or a Community Plan, or
propose a roadway would not properly align with other existing or planned roadways.

Pedestrian/Bicycle/Transit Analysis

The proposed project would construct an internal pedestrian and bicycle path network within the
project site that would connect the proposed residential uses to internal amenities as well as the
public Paseo Montril sidewalk. Within the project site, a sidewalk would be constructed along the
outer edge of the internal Drive A, and along the outer edges of the residential buildings. These
sidewalks would provide pedestrian access to Amenity Space No. 1 and No. 2, as well as the
community bar-be-que area and dog park. The sidewalk along the internal Drive A would connect to
a sidewalk which would be constructed along the Paseo Montril cul-de-sac frontage. The project
would provide improvements to the existing sidewalk located along the south side of Paseo Montril
VMT (MM-TRA-1). Refer to Issue 2, below, for details regarding VMT analysis and associated
consistency information. Thus, the project would not conflict with a program, plan ordinance or
policy addressing pedestrian facilities.

As noted in Section 5.2.1 above, the City of San Diego Bicycle Master Plan shows a Class Il bike
route along Rancho Pefiasquitos Boulevard between Calle De Las Rosas and I-15. The Rancho
Pefiasquitos Community Plan calls for a Class Il bike lanes on Rancho Pefiasquitos Boulevard
between SR-56 and I-15. However, no marked bike lanes have been striped on Rancho
Peflasquitos Boulevard between SR-56 and I-15 or on Paseo Montril. The project would not
interfere with the City's planned bike lane, as no modifications to that roadway are proposed as
a part of the project. While there is no Municipal Code requirement for the project to provide
bike parking, the project would provide 10 short term bike parking spaces via bike racks
throughout the site (MM-TRA-2). Overall, the project would not conflict with a program, plan
ordinance or policy addressing bicycle facilities.

Regarding transit facilities, the project would be served by MTS Bus Route 20, which provides
service between downtown San Diego and Rancho Bernardo with stops in the project vicinity at
the intersection of Paseo Montril with Rancho Pefiasquitos Boulevard (MTS 2019). This bus route
provides bus services that have 15-minute headways during peak and non-peak hours. In
addition, per MM-TRA-3, transit pass subsidies would be provided for tenants to promote the
requires each homeowner and tenant to be provided with a one page flyer every year that provides
information regarding available transit, designated bicycle routes, local bicycle groups and
programs, local walking routes and programs, and rideshare programs. Lastly, per MM-TRA-5, prior
to first occupancy, the Permittee shall provide one bicycle (up to a $400 value) per unit to the first
buyer of each unit. Thus, the project would not conflict with a program, plan ordinance or policy
addressing transit facilities.
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Significance of Impact

The project would not substantially alter the present roadway, pedestrian, bicycle, or transit
circulation movements in the area. Additionally, the project would not conflict with adopted policies,
plans or programs addressing the transportation system. Impacts would be less than significant.

Mitigation
No mitigation would be required.

5.2.3.2 Issue 2: VMT

Issue 2: Would the project or plan/policy result in VMT exceeding thresholds identified in the City
of San Diego Transportation Study Manual?

Threshold(s)

The methodology and significance criteria for determining VMT transportation impacts in the City of San
Diego is contained in the City's TSM, which was approved by City Council on November 9, 2020. The TSM
outlines the following process for performing analysis:

1. Determine if VMT analysis is necessary by comparing project characteristics to the City's
screening criteria.

2. Ifthe project does not meet any of the screening criteria, perform VMT analysis to determine
the project’'s VMT.

3. Compare the project VMT to the significance criteria to determine if there is VMT
transportation impact.

4. If there is an impact, identify mitigation measures to reduce the project impact.

The City has established the following significance threshold for VMT transportation impacts for
residential projects:

e For residential projects: TSM Table 3 indicates that the threshold is 15% below regional
mean (also referred to as average) resident VMT/Capita. Per the TSM Table 3 starred notes,
“The regional mean and total regional VMT are determined using the SANDAG Regional Travel
Demand Model. The specific model version and model year will be identified by the Development
Services Department’s (DSD) Transportation Development Section.” Per direction from DSD
Transportation Development Section, the model version and model year that should be used
is the SANDAG ABM 2+ Series 14 base year (2016) model to determine the regional average
resident VMT/Capita. Based on the SANDAG ABM 2+ Series 14 base year 2016 model, the
regional average VMT/Capita is 18.9. Therefore, the corresponding VMT transportation
significance threshold is 16.2 VMT/Capita (15% below 18.9 or 18.9*(1-.15) = 16.1.

As mentioned above, the City of San Diego has prepared guidelines for performing VMT analysis per
SB 743, and the proposed methodology is consistent with the OPR Technical Advisory.
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Impact

The first step in performing transportation VMT impact analysis is to review the SANDAG VMT/Capita
location-based screening map and to compare the project characteristics to the City's screening
criteria to determine if VMT analysis is necessary. As shown in the SANDAG VMT/Capita location-based
screening map (VMT Analysis Figure 3), the project is in an area where VMT/Capita is122.8% of the
regional mean. Therefore, the project is not located in a VMT efficient area. The following table, Table
5.2-1 compares the project characteristics to the City's screening criteria to determine if a VMT analysis
is necessary.

Table 5.2-1
Paseo Montril VMT Screening Analysis
Screening Is the Project
Criteria Analysis Screened?
VMT Efficient The project is not located in a VMT efficient location (see No
Location VMT Analysis Figure 3).
Small Project The project generates: No
e 440 total daily trips
440 daily trips are greater than 300 daily trips; therefore,
the project is not considered a small project.
Affordable The project includes six affordable housing units (four on No (unless the AMI
Housing the Del Mar Highlands Estates site and two on the project | target is defined as
site). The units: 50%)
e Currently, the area median income (AMI) target for
the affordable housing component of the project has
not been finalized; therefore, the affordable housing
may not meet the requirement that it will be
affordable to persons with a household income equal
to or less than 50% of the AMI and deed restricted for
55 years.
e Project cannot provide parking above the minimum
requirement per City Municipal Code.
Redevelopment The project site is currently undeveloped and does not No
Project generate vehicle trips. Therefore, the project is not a
redevelopment project.
Locally Serving The project consists of a residential development, and is No
Public Facility not a locally serving public facility. Therefore, the project
does not meet the screening criteria.

As shown in Table 5.2-1, the project does not meet the City's VMT screening criteria. Therefore, VMT
analysis is necessary for the project to determine if the project results in VMT transportation
impacts. Since the project trip generation is below the City's threshold of 500 daily trips for projects
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requiring a CPA or Rezone, a Local Mobility Analysis (LMA) would typically not be required. However,
a LMA was completed and it is included herein as Appendix B.1.

The anticipated daily trip generation of the residential component of the project was determined per
the City of San Diego’s Trip Generation Manual. The project is anticipated to generate approximately
440 daily trips. The census tracts containing the project site (170.18) has a VMT per capita of 23.3.
This value is 122.8% of the regional mean of 18.9 VMT per capita. Thus, the project would result in a
significant VMT transportation impact because the project location in census tract 170.18 is above
the 85th percentile mean VMT per Capita for the region.

Significance of Impact

As the project is located in an area above the 85th percentile mean VMT per Capita for the region
(122.8% of the regional mean), impacts associated with VMT would be significant and unavoidable
(Impact TRA-1).

Mitigation

The City of San Diego Transportation Study Manual, TSM (September 2020) provides a list of
Transportation Demand Management strategies that can be incorporated as mitigation to reduce
significant vehicle miles travelled. In accordance with the TSM, the project owner/permittee would
implement the following mitigation measures to reduce the project’s significant VMT impact (Impact
TRA-1) to the extent feasible:

MM-TRA-1 Pedestrian Improvements. Prior to the issuance of the first building permit,
Permittee shall assure by permit and bond the construction/improvement of
standard City sidewalk along the south side Paseo Montril, satisfactory to the City
Engineer. The improvements shall be completed and operational prior to first
occupancy. This includes providing a continuous concrete sidewalk from the project
access to Rancho Pefiasquitos Boulevard.

MM-TRA-2 Bike Parking. Prior to the issuance of the first occupancy permit, the Permittee shall
provide 10 short term bike parking spaces on site.

MM-TRA-3 Transit Passes. Prior to first occupancy, the Permittee shall implement a transit
subsidy program. The subsidy value will be limited to the equivalent value of 25% of
the cost of an MTS “Regional Adult Monthly/30-Day Pass” (currently $72, which
equates to a subsidy value of $18 per month). Subsidies will be available on a per
unit basis to residential tenants for a period of five years (five years after issuance of
the first occupancy permit). In no event shall the total subsidy exceed $59,400.
Permittee shall provide an annual report to the City Engineer in each of the first five
years demonstrating how the offer was publicized to residents and documenting the
results of the program each year, including number of participants and traffic counts
at the project entrance.

MM-TRA-4 Commute Trip Reduction Program. Prior to first occupancy, the Permittee shall
develop and implement a commute trip reduction program that requires each
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homeowner and tenant to be provided with a one page flyer every year that provides
information regarding available transit, designated bicycle routes, local bicycle
groups and programs, local walking routes and programs, and rideshare programs.

MM-TRA-5 Bicycle Micromobility Fleet. Prior to first of occupancy, the Permittee shall provide
one bicycle (up to a $400 value) per unit to the first buyer of each unit.

In addition to the above measures, improvements to the local northbound and southbound bus
stops at the Paseo Montril and Rancho Pefiasquitos Boulevard intersections were considered to
encourage future occupants of the project to utilize transit instead of personal vehicles. However,
such improvements were determined to be infeasible given that the Pefiasquitos East Maintenance
Area District and MTS both indicated that they would not be willing to accept the improvement
considering the existing and existing plus project ridership does not warrant the addition of bus
shelter improvement and the bus stops already include adequate amenities suitable for these stops.

Other City of San Diego Transportation Study Manual (September 2020) Transportation Demand
Management strategies were considered but determined to not be applicable or feasible to reduce
VMT. This includes providing less parking, expanding transit services, and employer-based
measures. Refer to Appendix B.2 for additional information.

As discussed in Section 2.3.4, the City of San Diego has developed the Complete Communities:
Mobility Choices program. The purpose of the Mobility Choices Program is to implement SB 743 and
for the City to reduce VMT impacts to the extent feasible through the implementation of VMT
reduction measures and/or paying the Active Transportation In-Lieu Fee (ATILF) that provides for
transit, pedestrian, and cyclist improvements that would decrease vehicle miles traveled within the
City as a whole. However, the project was deemed complete prior to the City's adoption of this
program and the program specifically does not apply to those projects deemed complete prior to
the effective date of the program.

In an effort to consider other feasible mitigation measures to reduce project-generated VMT, the
December 2021 California Air Pollution Control Officers Association (CAPCOA) Handbook for
Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and Advancing
Health and Equity (CAPCOA 2021) (CAPCOA Handbook) was also reviewed. As detailed in Appendix
B.2, each VMT reducing measure was considered. It was determined that several of the measures
did not apply to the project or are not feasible for the applicant to implement due to the nature of
the project as a multi-family residential project on a specific project site, not a employment or
community-wide project. The measures identified in the CAPCOA Handbook include location near a
high frequency transit station, employer-based methods to reduce trips, transit service
improvements, and bikeway improvements. Other feasible improvements identified in the CAPCOA
Handbook for reducing VMT are included or are proposed as mitigation, implement subsidized or
discounted transit program (T-9), and integrate affordable and below market rate housing (T-4).
Based on the Appendix B.2, there are no additional feasible, enforceable measures that can be
implemented as mitigation for the project that would achieve a percent reduction in the Project’s
VMT relative to the regional average. Overall, the project incorporates all mitigation to the extent
feasible to reduce the VMT per capita impact of the project.
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Significance of Impact After Mitigation

The project would have a 122.8 % of the regional mean VMT per capita, as discussed above. To reduce
the impact to below a level of significance per the City Transportation Study Manual (City of San Diego
2020), the VMT would need to be reduced to 85™ percentile regional mean VMT per capita. Using the
CAPCOA Handbook (December 2021), the project with the implementation of the mitigation measures
identified would result in a VMT per capita reduction of 4.10% resulting in a 118.7% of the regional
mean VMT per capita. Despite the incorporation of mitigation to the extent feasible, the project’s
mitigated VMT per capita would continue to exceed the 85% regional mean VMT per capita and
impacts would remain significant and unavoidable (Impact TRA-1) after mitigation.

Table 5.2-2
Paseo Montril VMT Reductions

VMT per Capita

Measure Analysis Reduction
2021 CAPCOA Handbook
T-1. Increase A project with increased density results in shorter and -0.86%
Residential fewer trips by single-occupancy vehicles. Projectis at 11.2
Density du/ac. The project density has been maximized to the

extent feasible. Due to the site constraints and the intent
to be consistent with surrounding development, additional
increase in density is not possible.

T-4. Integrate The project includes 6 affordable housing units (four on -3.12%
Affordable and the Del Mar Highlands Estate project site and two on the
Below Market proposed project site).

Rate Housing
T-9 Implement Project is within 0.5 miles of bus stops. A 25% transit pass | -0.13%
Subsidized or subsidy to tenants for five years is proposed as part of the
Discounted project.

Transit Program

Source: Appendix B.2
*  Note that percentages are not additive. Refer to Appendix B.2 for the combined VMT Reduction.

Because the proposed VMT reduction measures cannot be assured to reduce the VMT to below 85%
of the mean, the project impacts would continue to have a significant and unavoidable after
mitigation (Impact TRA-1).
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5.2.3.3 Issue 3: Hazards Due to a Design Feature

Issue 3: Would the project or Plan/Policy substantially increase hazards due to a design feature
(e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?

Threshold(s)

According to the City's Significance Determination Thresholds (City of San Diego 2020), the City's
Transportation Study Manual should be used to determine the significance of a project, plan, or
policy's transportation impact. Impact

The project does not include any project elements that could potentially create a traffic hazard for
motor vehicles, bicycles, or pedestrians due to a proposed, non-standard design feature. The
proposed project’s circulation system is designed to interconnect with the existing adjacent public
street system and would dead-end within the project site. The project’s internal roadway network
would consist of internal private drives and alleys. Internal drives would consist of private drives
with and without parking. The internal pedestrian pathway and sidewalks would be ADA compliant,
and would wrap around the back of the residential units, thereby directing residents and visitors to
avoid walking directly in front of garage access points. The access point to the project site would not
create a hazard for vehicles or people entering or exiting the site. Additionally, as a residential
project that would not change the existing roadway network, the project would not resultin a
hazardous roadway design or unsafe roadway configuration; place incompatible uses on existing
roadways; or create or place curves, slopes, or walls that impede adequate sight distance on a
roadway. Therefore, the proposed project would not significantly increase hazards due to design
features or incompatible uses.

Significance of Impact

Impacts associated with an increase in hazards would be less than significant.
Mitigation

No mitigation would be required.

5234 Issue 4: Emergency Access

Issue 4: Would the project or plan/policy result in inadequate emergency access?

Threshold(s)

Based on the City's Significance Determination Thresholds (City of San Diego 2020), the City's
Transportation Study Manual should be used to determine the significance of a project, plan, or
policy’s transportation impact.
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Impact

The proposed project would not result in inadequate emergency access. The private internal Drive A,
Drive B and Alleys C, D, and E would be constructed in accordance with San Diego Municipal Code
Sections 55.8701 and 55.8703, which outline the requirements for fire apparatus access roads and
gates to ensure adequate emergency access within the project site. All roadways have been
designed or planned based on City of San Diego standards. Consistency with City standards
indicates that adequate emergency access is available on these facilities. Additionally, the project is
subject to review by the San Diego Fire-Rescue and the SDPD to ensure compliance with applicable
safety standards. A fire access plan has been prepared for the project, which shows that the internal
drives and alleyways provide adequate turning radii for fire apparatus (Figure 3-6, Fire Access Plan).
Thus, the project would not result in inadequate emergency access.

Significance of Impact
Impacts associated with an increase in hazards would be less than significant.
Mitigation

No mitigation would be required.

Paseo Montril EIR 12476.01

April 2022 5.2-14



5.3 - Air Quality and Odor

5.3 Air Quality and Odor

This section describes the existing air quality conditions of the proposed Paseo Montril Project
(project) site, identifies associated regulatory requirements, evaluates potential impacts, and
identifies mitigation measures, if applicable, related to implementation of the project. The following
discussion is based on the air quality technical report, prepared by Dudek (October 2021) and included
as Appendix C.

5.3.1 Existing Conditions

Physical Conditions

The project site is undeveloped vacant land. The off-site area consists of the existing Paseo Montril
roadway. Refer to Chapter 2, Environmental Setting, for additional details regarding the site
conditions and surrounding community features.

Site Planning

The local air quality plans, which are discussed below, are based on the site land use designations
and zoning. The project site is designated Park, Open Space, and Recreation in the General Plan,
while the off-site area is designated as Roads/Freeway/Transportation (City of San Diego 2008). The
project site is currently designated as Open Space by the Rancho Pefiasquitos Community Plan,
while the off-site area is designated as Major Utility Facility (City of San Diego 2011). Most of the
project site is zoned as Residential-Multiple (RM-2-5), while the western corner of the site is zoned as
Residential-Single (RS-1-14). The off-site area is located within the Commercial-Community (CC-1-3)
zone but is currently constructed as a roadway (City of San Diego 2005).

Regional Setting

The project site is located within the San Diego Air Basin (SDAB) and is subject to the San Diego Air
Pollution Control District (SDAPCD) guidelines and regulations. The SDAB is one of 15 air basins that
geographically divide the State of California. The weather of the San Diego region, as in most of
Southern California, is influenced by the Pacific Ocean and its semi-permanent high-pressure
systems that result in dry, warm summers and mild, occasionally wet winters. The average
temperature ranges (in degrees Fahrenheit (°F)) from the mid-40s to the high 90s. Most of the
region’s precipitation falls from November to April with infrequent (approximately 10%) precipitation
during the summer. The average seasonal precipitation along the coast is approximately 10 inches;
the amount increases with elevation as moist air is lifted over the mountains to the east.

The topography in the San Diego region varies greatly, from beaches on the west to mountains and
desert on the east. Along with local meteorology, the topography influences the dispersal and
movement of pollutants in the SDAB. The mountains to the east prohibit dispersal of pollutants in
that direction and help trap them in inversion layers as described in the next section.
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The interaction of ocean, land, and the Pacific High Pressure Zone maintains clear skies for much of
the year and influences the direction of prevailing winds (westerly to northwesterly). Local terrain is
often the dominant factor inland, and winds in inland mountainous areas tend to blow through the
valleys during the day and down the hills and valleys at night.

Meteorological and Topographical Conditions

The SDAB lies in the southwest corner of California, makes up the entire San Diego region (covering
approximately 4,260 square miles), and is an area of high air pollution potential. The SDAB
experiences warm summers, mild winters, infrequent rainfalls, light winds, and moderate humidity.
This usually mild climatological pattern is interrupted infrequently by periods of extremely hot
weather, winter storms, or Santa Ana winds.

The climate also drives the pollutant levels. The climate of San Diego is classified as Mediterranean,
but it is incredibly diverse due to the topography. The climate is dominated by the Pacific High-
pressure system that results in warm, dry summers and mild, wet winters. The Pacific High drives
the prevailing winds in the SDAB. The winds tend to blow onshore during the daytime and offshore
at night. In the fall months, the SDAB is often impacted by Santa Ana winds. These winds are the
result of a high-pressure system over the Nevada-Utah region that overcomes the westerly wind
pattern and forces hot, dry winds from the east to the Pacific Ocean (SDAPCD 2015a). The winds
blow the air basin’s pollutants out to sea. However, a weak Santa Ana can transport air pollution
from the South Coast Air Basin and greatly increase San Diego ozone (Os) concentrations. A strong
Santa Ana also primes the vegetation for firestorm conditions.

The SDAB experiences frequent temperature inversions. Subsidence inversions occur during the
warmer months as descending air associated with the Pacific High Pressure Zone meets cool marine
air. The boundary between the two layers of air creates a temperature inversion that traps pollutants.
Another type of inversion, a radiation inversion, develops on winter nights when air near the ground
cools by heat radiation and air aloft remains warm. The shallow inversion layer formed between these
two air masses can also trap pollutants. As the pollutants become more concentrated in the
atmosphere, photochemical reactions occur that produce Os, commonly known as smog.

Light daytime winds, predominantly from the west, further aggravate the condition by driving air
pollutants inland, toward the mountains. During the fall and winter, air quality problems are created
due to emissions of carbon monoxide (CO) and oxides of nitrogen (NO). CO concentrations are
generally higher in the morning and late evening. In the morning, CO levels are elevated due to cold
temperatures and the large number of motor vehicles traveling. Higher CO levels during the late
evenings are a result of stagnant atmospheric conditions trapping CO in the area. Since CO is
produced almost entirely from automobiles, the highest CO concentrations in the basin are
associated with heavy traffic. Nitrogen dioxide (NO,) levels are also generally higher during fall and
winter days when Os concentrations are lower.

The local climate in the central part of the County of San Diego (County) is characterized as semi-arid
with consistently mild, warmer temperatures throughout the year. The average summertime high
temperature in the region is approximately 86°F. The average wintertime low temperature is
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approximately 39°F. Average precipitation in the local area is approximately 13.2 inches per year,
with the bulk of precipitation falling between November and March (WRCC 2017).

Criteria Pollutants

Criteria air pollutants are defined as pollutants for which the federal and state governments have
established ambient air quality standards (criteria) for outdoor concentrations to protect public
health. The federal and state standards have been set, with an adequate margin of safety, at levels
above which concentrations could be harmful to human health and welfare. These standards are
designed to protect the most sensitive persons from illness or discomfort. In general, criteria air
pollutants include the following compounds:

e Ozone (03)

e Reactive organic gases (ROGs) or volatile organic compounds (VOCs)
e Carbon Monoxide (CO)

¢ Nitrogen Dioxide (NO,)

e Particulate Matter (PM;,) and fine particulate matter (PM,s)
e Sulfur dioxide (SO2)

e Lead (Pb)

e Sulfates

e Vinyl chloride

e Hydrogen sulfide

e Visibility-reducing particles

These pollutants, as well as toxic air contaminants (TACs), are discussed in the following paragraphs.’

Ozone. Os is a strong-smelling, pale blue, reactive, toxic chemical gas consisting of three oxygen
atoms. It is a secondary pollutant formed in the atmosphere by a photochemical process involving
the sun’s energy and Os precursors. These precursors are mainly NOx and volatile organic
compounds (VOCs). The maximum effects of precursor emissions on O3 concentrations usually
occur several hours after they are emitted and many miles from the source. Meteorology and
terrain play major roles in Oz formation, and ideal conditions occur during summer and early
autumn on days with low wind speeds or stagnant air, warm temperatures, and cloudless skies. O3
exists in the upper atmosphere Os layer (stratospheric ozone) and at the Earth’s surface in the
troposphere (ozone).2 The Os that the U.S. Environmental Protection Agency (EPA) and the California
Air Resources Board (CARB) regulate as a criteria air pollutant is produced close to the ground level,
where people live, exercise, and breathe. Ground-level Os is a harmful air pollutant that causes
numerous adverse health effects and is, thus, considered “bad” Os. Stratospheric, or “good,” O3
occurs naturally in the upper atmosphere, where it reduces the amount of ultraviolet light (i.e., solar

' The descriptions of each of the criteria air pollutants and associated health effects are based on the EPA's
(20164a) Criteria Air Pollutants and the CARB (2016a) Glossary of Air Pollutant Terms.

2 The troposphere is the layer of the Earth’s atmosphere nearest to the surface of the Earth. The troposphere
extends outward about five miles at the poles and about 10 miles at the equator.

Paseo Montril EIR 12476.01

April 2022 5.3-3



5.3 - Air Quality and Odor

radiation) entering the Earth’'s atmosphere. Without the protection of the beneficial stratospheric Os
layer, plant and animal life would be seriously harmed.

Os in the troposphere causes numerous adverse health effects; short-term exposures (lasting for a
few hours) to O3 at levels typically observed in Southern California can result in breathing pattern
changes, reduction of breathing capacity, increased susceptibility to infections, inflammation of the
lung tissue, and some immunological changes (EPA 2013). These health problems are particularly
acute in sensitive receptors such as the sick, the elderly, and young children.

Nitrogen Dioxide and Oxides of Nitrogen. NO; is a brownish, highly reactive gas that is present
in all urban atmospheres. The major mechanism for the formation of NO; in the atmosphere is
the oxidation of the primary air pollutant nitric oxide, which is a colorless, odorless gas. NO; can
irritate the lungs, cause bronchitis and pneumonia, and lower resistance to respiratory infections
(EPA 2016b).

NOx plays a major role, together with VOCs, in the atmospheric reactions that produce Os. NOy is
formed from fuel combustion under high temperature or pressure. In addition, NOy is an
important precursor to acid rain and may affect both terrestrial and aquatic ecosystems. The two
major emissions sources of NOy are transportation and stationary fuel combustion sources, such
as electric utility and industrial boilers.

Carbon Monoxide. CO is a colorless, odorless gas formed by the incomplete combustion of
hydrocarbon, or fossil fuels. CO is emitted almost exclusively from motor vehicles, power plants,
refineries, industrial boilers, ships, aircraft, and trains. In urban areas, automobile exhaust accounts
for the majority of CO emissions. CO is a nonreactive air pollutant that dissipates relatively quickly;
therefore, ambient CO concentrations generally follow the spatial and temporal distributions of
vehicular traffic. CO concentrations are influenced by local meteorological conditions—primarily
wind speed, topography, and atmospheric stability. CO from motor vehicle exhaust can become
locally concentrated when surface-based temperature inversions are combined with calm
atmospheric conditions, which is a typical situation at dusk in urban areas from November to
February. The highest levels of CO typically occur during the colder months of the year, when
inversion conditions are more frequent.

In terms of adverse health effects, CO competes with oxygen, often replacing it in the blood,
reducing the blood's ability to transport oxygen to vital organs. The results of excess CO exposure
can include dizziness, fatigue, and impairment of central nervous system functions.

Sulfur Dioxide. SO; is a colorless, pungent gas formed primarily from incomplete combustion of
sulfur-containing fossil fuels. The main sources of SO, are coal and oil used in power plants and
industries; as such, the highest levels of SO, are generally found near large industrial complexes. In
recent years, SO, concentrations have been reduced by the increasingly stringent controls placed on
stationary source emissions of SO, and limits on the sulfur content of fuels.

SOy is anirritant gas that attacks the throat and lungs and can cause acute respiratory symptoms
and diminished ventilator function in children. When combined with particulate matter, SO, can
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injure lung tissue and reduce visibility and the level of sunlight. SO, can also yellow plant leaves and
erode iron and steel.

Particulate Matter. Particulate matter pollution consists of very small liquid and solid particles
floating in the air, which can include smoke, soot, dust, salts, acids, and metals. Particulate matter
can form when gases emitted from industries and motor vehicles undergo chemical reactions in the
atmosphere. PM; s and PMyq represent fractions of particulate matter. Coarse particulate matter
(PMo) consists of particulate matter that is 10 microns or less in diameter (about 1/7 the thickness
of a human hair). Major sources of PMyo include crushing or grinding operations; dust stirred up by
vehicles traveling on roads; wood-burning stoves and fireplaces; dust from construction, landfills,
and agriculture; wildfires and brush/waste burning; industrial sources; windblown dust from open
lands; and atmospheric chemical and photochemical reactions. Fine particulate matter (PM2s)
consists of particulate matter that is 2.5 microns or less in diameter (roughly 1/28 the diameter of a
human hair). PMz s results from fuel combustion (e.g., from motor vehicles and power generation
and industrial facilities), residential fireplaces, and woodstoves. In addition, PM;scan be formed in
the atmosphere from gases such as sulfur oxides (SOy), NO,, and VOCs.

PM.sand PM1o pose a greater health risk than larger-size particles. When inhaled, these tiny particles
can penetrate the human respiratory system’s natural defenses and damage the respiratory tract.
PMsand PMo can increase the number and severity of asthma attacks, cause or aggravate bronchitis
and other lung diseases, and reduce the body's ability to fight infections. Very small particles of
substances such as lead, sulfates, and nitrates can cause lung damage directly or be absorbed into the
blood stream, causing damage elsewhere in the body. Additionally, these substances can transport
adsorbed gases such as chlorides or ammonium into the lungs, also causing injury. Whereas PM1q
tends to collect in the upper portion of the respiratory system, PM,sis so tiny that it can penetrate
deeper into the lungs and damage lung tissue. Suspended particulates also damage and discolor
surfaces on which they settle and produce haze and reduce regional visibility.

People with influenza, people with chronic respiratory and cardiovascular diseases, and the elderly
may suffer worsening illness and premature death as a result of breathing particulate matter.
People with bronchitis can expect aggravated symptoms from breathing in particulate matter.
Children may experience a decline in lung function due to breathing in PM1o and PM; 5 (EPA 2009).

Lead. Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded gasoline;
the manufacturing of batteries, paints, ink, ceramics, and ammunition; and secondary lead smelters.
Prior to 1978, mobile emissions were the primary source of atmospheric lead. Between 1978 and
1987, the phaseout of leaded gasoline reduced the overall inventory of airborne lead by nearly 95%.
With the phaseout of leaded gasoline, secondary lead smelters, battery recycling, and manufacturing
facilities are becoming lead-emissions sources of greater concern.

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects
associated with exposure to lead include gastrointestinal disturbances, anemia, kidney disease, and
in severe cases, neuromuscular and neurological dysfunction. Of particular concern are low-level
lead exposures during infancy and childhood. Such exposures are associated with decrements in
neurobehavioral performance, including intelligence quotient performance, psychomotor
performance, reaction time, and growth. Children are highly susceptible to the effects of lead.
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Volatile Organic Compounds. Hydrocarbons are organic gases that are formed from hydrogen and
carbon and sometimes other elements. Hydrocarbons that contribute to formation of Oz are
referred to and regulated as VOCs (also referred to as reactive organic gases). Combustion engine
exhaust, oil refineries, and fossil-fueled power plants are the primary sources of hydrocarbons.
Other sources of hydrocarbons include evaporation from petroleum fuels, solvents, dry cleaning
solutions, and paint.

The primary health effects of VOCs result from the formation of Oz and its related health effects.
High levels of VOCs in the atmosphere can interfere with oxygen intake by reducing the amount of
available oxygen through displacement. Carcinogenic forms of hydrocarbons, such as benzene, are
considered TACs. There are no separate health standards for VOCs as a group.

Sulfates. Sulfates are the fully oxidized form of sulfur, which typically occur in combination with
metals or hydrogen ions. Sulfates are produced from reactions of SO, in the atmosphere. Sulfates
can result in respiratory impairment and reduced visibility.

Vinyl Chloride. Vinyl chloride is a colorless gas with a mild, sweet odor that has been detected near
landfills, sewage plants, and hazardous waste sites, due to the microbial breakdown of chlorinated
solvents. Short-term exposure to high levels of vinyl chloride in the air can cause nervous system
effects such as dizziness, drowsiness, and headaches. Long-term exposure through inhalation can
cause liver damage, including liver cancer.

Hydrogen Sulfide. Hydrogen sulfide is a colorless and flammable gas that has a characteristic odor
of rotten eggs. Sources of hydrogen sulfide include geothermal power plants, petroleum refineries,

sewers, and sewage treatment plants. Exposure to hydrogen sulfide can result in nuisance odors, as
well as headaches and breathing difficulties at higher concentrations.

Visibility-Reducing Particles. Visibility-reducing particles are any particles in the air that obstruct
the range of visibility. Effects of reduced visibility can include obscuring the viewshed of natural
scenery, reducing airport safety, and discouraging tourism. Sources of visibility-reducing particles
are the same as for PM. s, described above.

Non-Criteria Pollutants

Toxic Air Contaminants. A substance is considered toxic if it has the potential to cause adverse
health effects in humans, including increasing the risk of cancer upon exposure, or acute and/or
chronic non-cancer health effects. A toxic substance released into the air is considered a TAC. TACs
are identified by federal and state agencies based on a review of available scientific evidence. In the
State of California, TACs are identified through a two-step process that was established in 1983
under the Toxic Air Contaminant Identification and Control Act. This two-step process of risk
identification and risk management and reduction was designed to protect residents from the
health effects of toxic substances in the air. In addition, the California Air Toxics “Hot Spots”
Information and Assessment Act, Assembly Bill (AB) 2588, was enacted by the legislature in 1987 to
address public concern over the release of TACs into the atmosphere. The law requires facilities
emitting toxic substances to provide local air pollution control districts with information that will
allow an assessment of the air toxics problem, identification of air toxics emissions sources, location
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of resulting hotspots, notification of the public exposed to significant risk, and development of
effective strategies to reduce potential risks to the public over five years.

Examples include certain aromatic and chlorinated hydrocarbons, certain metals, and asbestos.
TACs are generated by a number of sources, including stationary sources, such as dry cleaners, gas
stations, combustion sources, and laboratories; mobile sources, such as automobiles; and area
sources, such as landfills. Adverse health effects associated with exposure to TACs may include
carcinogenic (i.e., cancer-causing) and noncarcinogenic effects. Noncarcinogenic effects typically
affect one or more target organ systems and may be experienced on either short-term (acute) or
long-term (chronic) exposure to a given TAC.

Diesel Particulate Matter. Diesel particulate matter (DPM) is part of a complex mixture that makes
up diesel exhaust. Diesel exhaust is composed of two phases, gas and particle, both of which
contribute to health risks. More than 90% of DPM is less than one micrometer in diameter (about
1/70th the diameter of a human hair) and, thus, is a subset of PM2.5 (CARB 2016a). DPM is typically
composed of carbon particles (“soot,” also called black carbon) and numerous organic compounds,
including over 40 known cancer-causing organic substances. Examples of these chemicals include
polycyclic aromatic hydrocarbons, benzene, formaldehyde, acetaldehyde, acrolein, and 1,3-butadiene
(CARB 2016a). CARB classified “particulate emissions from diesel-fueled engines” (i.e., DPM) (17 CCR
93000) as a TAC in August 1998. DPM is emitted from a broad range of diesel engines, including on-
road diesel engines from trucks, buses, and cars and off-road diesel engines from locomotives, marine
vessels, and heavy-duty construction equipment, among others. Approximately 70% of all airborne
cancer risk in California is associated with DPM (CARB 2000). To reduce the cancer risk associated with
DPM, CARB adopted a diesel risk reduction plan in 2000 (CARB 2000). Because it is part of PM2.5, DPM
also contributes to the same non-cancer health effects as PM2.5 exposure. These effects include
premature death; hospitalizations and emergency department visits for exacerbated chronic heart
and lung disease, including asthma; increased respiratory symptoms; and decreased lung function in
children. Several studies suggest that exposure to DPM may also facilitate development of new
allergies (CARB 2016b). Those most vulnerable to non-cancer health effects are children whose lungs
are still developing and the elderly who often have chronic health problems.

Odorous Compounds. Odors are generally regarded as an annoyance rather than a health hazard.
Manifestations of a person'’s reaction to odors can range from psychological (e.g., irritation, anger, or
anxiety) to physiological (e.g., circulatory and respiratory effects, nausea, vomiting, and headache).
The ability to detect odors varies considerably among the population and, overall, is quite subjective.
People may have different reactions to the same odor. An odor that is offensive to one person may
be perfectly acceptable to another (e.g., coffee roaster). An unfamiliar odor is more easily detected
and is more likely to cause complaints than a familiar one. In a phenomenon known as odor fatigue,
a person can become desensitized to almost any odor, and recognition may only occur with an
alteration in the intensity. The occurrence and severity of odor impacts depend on the nature,
frequency, and intensity of the source; wind speed and direction; and the sensitivity of receptors.

Sensitive Receptors. Some land uses are considered more sensitive to changes in air quality than
others, depending on the population groups and the activities involved. People most likely to be
affected by air pollution include children, the elderly, athletes, and people with cardiovascular and
chronic respiratory diseases. Facilities and structures where these air pollution-sensitive people live

Paseo Montril EIR 12476.01

April 2022 5.3-7



5.3 - Air Quality and Odor

or spend considerable amounts of time are known as sensitive receptors. Land uses where air
pollution-sensitive individuals are most likely to spend time include schools and schoolyards, parks
and playgrounds, daycare centers, nursing homes, hospitals, and residential communities (sensitive
sites or sensitive land uses) (CARB 2005). The SDAPCD identifies sensitive receptors as those who are
especially susceptible to adverse health effects from exposure to TACs, such as children, the elderly,
and the ill. Sensitive receptors include schools (grades Kindergarten through 12), day care centers,
nursing homes, retirement homes, health clinics, and hospitals within two kilometers of the facility
(SDAPCD 2019). The closest sensitive receptors to the proposed project are residences near the
northwest property boundary.

San Diego Air Basin Attainment Designation

Pursuant to the 1990 federal Clean Air Act (CAA) amendments, the U.S. Environmental Protection
Agency (EPA) classifies air basins (or portions thereof) as in “attainment” or “nonattainment” for each
criteria air pollutant, based on whether the National Ambient Air Quality Standards (NAAQS) have
been achieved. Generally, if the recorded concentrations of a pollutant are lower than the standard,
the area is classified as “attainment” for that pollutant. If an area exceeds the standard, the area is
classified as “nonattainment” for that pollutant. If there is not enough data available to determine
whether the standard is exceeded in an area, the area is designated as “unclassified” or
“unclassifiable.” The designation of “unclassifiable/attainment” means that the area meets the
standard or is expected to be meet the standard despite a lack of monitoring data. Areas that
achieve the standards after a nonattainment designation are redesignated as maintenance areas
and must have approved maintenance plans to ensure continued attainment of the standards. The
California Clean Air Act, like its federal counterpart, called for the designation of areas as
“attainment” or “nonattainment,” but based on California Ambient Air Quality Standards (CAAQS)
rather than the NAAQS. Table 5.3-1 depicts the current attainment status of the SDAB with respect
to the NAAQS and CAAQS.

Table 5.3-1.
San Diego Air Basin Attainment Classification

Designation/Classification
Pollutant Federal Standards State Standards
Ozone (O3) -1 hour Attainment Nonattainment
Os- (8 hour) Nonattainment (moderate) Nonattainment
Nitrogen Dioxide (NOy) Unclassifiable/attainment Attainment
Carbon Monoxide (CO) Attainment (maintenance) Attainment
Sulfur Dioxide (SO,) Unclassifiable/attainment Attainment
Coarse Particulate Matter (PMo) Unclassifiable/attainment Nonattainment
Fine Particulate Matter (PM,:s) Unclassifiable/attainment Nonattainment
Lead Unclassifiable/attainment Attainment
Hydrogen Sulfide No federal standard Attainment
Sulfates No federal standard Unclassified
Visibility-Reducing Particles No federal standard Unclassified
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Table 5.3-1.
San Diego Air Basin Attainment Classification

Designation/Classification

Pollutant Federal Standards State Standards

Vinyl Chloride No federal standard No designation

Sources: EPA 2016a (federal); CARB 2016a (state).

Notes: Attainment = meets the standards; Attainment/maintenance = achieve the standards after a
nonattainment designation; Nonattainment = does not meet the standards; Unclassified or Unclassifiable =
insufficient data to classify; Unclassifiable/attainment = meets the standard or is expected to be meet the
standard despite a lack of monitoring data.

If nonattainment for federal standards, a clarifying classification will be provided indicating the severity of the
nonattainment status.

In summary, the SDAB is designated as an attainment area for the 1997 8-hour Oz NAAQS and as a
nonattainment area for the 2008 8-hour O3 NAAQS. The SDAB is designated as a nonattainment area
for Oz, particulate matter with an aerodynamic diameter less than or equal to 10 microns (PMyg), and
particulate matter with an aerodynamic diameter less than or equal to 2.5 microns (PM,5) CAAQS.
The portion of the SDAB where the proposed project would be located is designated as attainment
or unclassifiable/unclassified for all other criteria pollutants under the NAAQS and CAAQS.

Local Ambient Air Quality

The California Air Resources Board (CARB), air districts, and other agencies monitor ambient air
quality at approximately 250 air quality monitoring stations across the state. Local ambient air
quality is monitored by SDAPCD for compliance with the CAAQS and the NAAQS. The nearest
SDAPCD-operated monitoring station to the proposed project is the Kearny Villa Road monitoring
station, which is located approximately 7 miles south of the project site. This Kearny Villa Road
monitoring station was used to show the background ambient air quality for Oz, PM1o, PM.s, and NO; for
the project site. The monitoring station located on First Street was the closest to the proposed
project that monitored CO and SO; (12 miles south of the project site). As detailed in Appendix C, O3
concentrations (both 1-hour and 8-hour) exceeded the state and federal standards at the Kearney
Villa Road monitoring station between 2016 and 2018. All other air quality levels at the local
monitoring stations were in compliance with the CAAQS and NAAQS.

5.3.2 Regulatory Framework

Federal

Federal Clean Air Act/National Ambient Air Quality Standards

The CAA, passed in 1970 and last amended in 1990, forms the basis for the national air pollution

control effort. The EPA is responsible for implementing most aspects of the CAA, including setting
the NAAQS for major air pollutants, hazardous air pollutant standards, approval of state attainment
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plans, motor vehicle emission standards, stationary source emission standards and permits, acid
rain control measures, stratospheric Os protection, and enforcement provisions.

Under the CAA, NAAQS are established for the following criteria pollutants: Oz, CO, NO», SO, PMyq,
PM_s, and lead. The NAAQS describe acceptable air quality conditions designed to protect the health
and welfare of the citizens of the nation. The CAA requires the EPA to reassess the NAAQS at least
every 5 years to determine whether adopted standards are adequate to protect public health based
on current scientific evidence. States with areas that exceed the NAAQS must prepare state
implementation plans (SIPs) that demonstrate how those areas will attain the standards within
mandated time frames.

National Emission Standards for Hazardous Air Pollutants

The 1977 federal CAA amendments required the EPA to identify national emission standards for
hazardous air pollutants to protect public health and welfare. Hazardous air pollutants include
certain volatile organic compounds (VOCs), pesticides, herbicides, and radionuclides that present a
tangible hazard, based on scientific studies of exposure to humans and other mammals. Under the
1990 CAA amendments, which expanded the control program for hazardous air pollutants, 189
substances and chemical families were identified as hazardous air pollutants.

State
California Clean Air Act/California Ambient Air Quality Standards

The federal CAA delegates the regulation of air pollution control and the enforcement of the NAAQS
to the states. In California, the task of air quality management and regulation has been legislatively
granted to CARB, with subsidiary responsibilities assigned to air quality management districts and
air pollution control districts at the regional and county levels. CARB, which became part of the
California Environmental Protection Agency in 1991, is responsible for ensuring implementation of
the California Clean Air Act of 1988, responding to the CAA and regulating emissions from motor
vehicles and consumer products.

CARB has established CAAQS, which are generally more restrictive than the NAAQS. The CAAQS
describe adverse conditions; that is, pollution levels must be below these standards before a basin can
attain the standard. Air quality is considered in attainment if pollutant levels are continuously below
the CAAQS and violate the standards no more than once each year. The CAAQS for Oz, CO, SO: (1-hour
and 24-hour), NO,, PM1o, PM2 5, and visibility-reducing particles are values that are not to be exceeded.
All others are not to be equaled or exceeded. The NAAQS and CAAQS are presented in Table 5.3-2.

Table 5.3-2. Ambient Air Quality Standards

California Standards? National Standards®
Pollutant | Averaging Time Concentration® Primary~? Secondary~¢
Os 1 hour 0.09 ppm (180 pg/m?3) — Same as
8 hours 0.070 ppm (137 pg/m?3) 0.070 ppm (137 Primary
ug/m?3)yf Standardf
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Table 5.3-2. Ambient Air Quality Standards

California Standards?

National Standards®

Pollutant | Averaging Time Concentration® Primary<? Secondary~¢
NO8 1 hour 0.18 ppm (339 pug/m3) 0.100 ppm (188 Same as
ug/mq) Primary
Annual Arithmetic | 0.030 ppm (57 ug/m?3) 0.053 ppm (100 Standard
Mean ug/m?3)
CcoO 1 hour 20 ppm (23 mg/m?3) 35 ppm (40 mg/m3) | None
8 hours 9.0 ppm (10 mg/m?3) 9 ppm (10 mg/m3)
SO, 1 hour 0.25 ppm (655 pg/m3) 0.075 ppm (196 —
ug/m?3)
3 hours — — 0.5 ppm (1,300
ug/m?3)
24 hours 0.04 ppm (105 pg/m3) 0.14 ppm —
(for certain areas)®
Annual — 0.030 ppm —
(for certain areas)s
PMqf 24 hours 50 pg/m?3 150 pg/m?3 Same as
Annual Arithmetic | 20 ug/m? — Primary
Mean Standard
PM s 24 hours — 35 pug/m? Same as
Primary
Standard
Annual Arithmetic | 12 ug/m?3 12.0 pg/m3 15.0 pg/m?
Mean
Leadik 30-day Average 1.5 ug/m3 — —
Calendar Quarter | — 1.5 ug/m3 Same as
(for certain areas) Primary
Rolling 3-Month — 0.15 pg/m?3 Standard
Average
Hydrogen | 1 hour 0.03 ppm (42 pg/m3) — —
sulfide
Vinyl 24 hours 0.01 ppm (26 pg/m3) — —
chloride’
Sulfates 24 hours 25 pg/m?3 — —
Visibility 8 hour (10:00 a.m. | Insufficient amount to — —
reducing | to 6:00 p.m. PST) produce an extinction
particles coefficient of 0.23 per
kilometer due to the
number of particles
when the relative
humidity is less than 70%
Source: CARB 2016b; EPA 2016b.
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Notes: O; = ozone; ppm = parts per million by volume; pg/m3 = micrograms per cubic meter; NO, = nitrogen
dioxide; CO = carbon monoxide; mg/m3= milligrams per cubic meter; SO, = sulfur dioxide; PMso = particulate
matter with an aerodynamic diameter less than or equal to 10 microns; PM,s = particulate matter with an
aerodynamic diameter less than or equal to 2.5 microns.

a

California standards for Os, CO, SO> (1-hour and 24-hour), NO,, suspended particulate matter (PM1q, PM2.5),
and visibility-reducing particles are values that are not to be exceeded. All others are not to be equaled or
exceeded. California Ambient Air Quality Standards are listed in the Table of Standards in Section 70200 of
Title 17 of the California Code of Regulations.

National standards (other than Oz, NO,, SO,, particulate matter, and those based on annual averages or
annual arithmetic mean) are not to be exceeded more than once per year. The Os standard is attained when
the fourth highest 8-hour concentration measured at each site in a year, averaged over three years, is equal
to or less than the standard. For PMjq, the 24-hour standard is attained when the expected number of days
per calendar year with a 24-hour average concentration above 150 pg/m?3 is equal to or less than one. For
PM_s, the 24-hour standard is attained when 98% of the daily concentrations, averaged over 3 years, are
equal to or less than the standard.

Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are
based on a reference temperature of 25°C and a reference pressure of 760 torr. Most measurements of air
quality are to be corrected to a reference temperature of 25°C and a reference pressure of 760 torr; ppm in this
table refers to ppm by volume, or micromoles of pollutant per mole of gas.

National Primary Standards: The levels of air quality necessary, with an adequate margin of safety, to protect
the public health.

National Secondary Standards: The levels of air quality necessary to protect the public welfare from any
known or anticipated adverse effects of a pollutant.

On October 1, 2015, the national 8-hour O3 primary and secondary standards were lowered from 0.075
to 0.070 ppm.

To attain the national 1-hour standard, the three-year average of the annual 98th percentile of the one-hour
daily maximum concentrations at each site must not exceed 100 parts per billion (ppb). Note that the national
1-hour standard is in units of ppb. California standards are in units of ppm. To directly compare the national
1-hour standard to the California standards, the units can be converted from ppb to ppm. In this case, the
national standard of 100 ppb is identical to 0.100 ppm.

On June 2, 2010, a new 1-hour SO, standard was established, and the existing 24-hour and annual primary
standards were revoked. To attain the national 1-hour standard, the three-year average of the annual 99th
percentile of the one-hour daily maximum concentrations at each site must not exceed 75 ppb. The 1971 SO,
national standards (24-hour and annual) remain in effect until one year after an area is designated for the 2010
standard, except that in areas designated nonattainment of the 1971 standards, the 1971 standards remain in
effect until implementation plans to attain or maintain the 2010 standards are approved.

On December 14, 2012, the national annual PM; s primary standard was lowered from 15 pg/m3 to 12
pug/m3. The existing national 24-hour PM, s standards (primary and secondary) were retained at 35
ug/m3, as was the annual secondary standard of 15 pg/m3. The existing 24-hour PM;o standards (primary
and secondary) of 150 pug/m3 were also retained. The form of the annual primary and secondary
standards is the annual mean averaged over three years.

California Air Resources Board has identified lead and vinyl chloride as toxic air contaminants with no threshold
level of exposure for adverse health effects determined. These actions allow for the implementation of control
measures at levels below the ambient concentrations specified for these pollutants.

The national standard for lead was revised on October 15, 2008, to a rolling three-month average. The 1978
lead standard (1.5 pg/m? as a quarterly average) remains in effect until one year after an area is designated
for the 2008 standard, except that in areas designated nonattainment for the 1978 standard, the 1978
standard remains in effect until implementation plans to attain or maintain the 2008 standard are approved.
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Toxic Air Contaminants

A toxic air contaminant (TAC) is defined by California law (Section 39655 of the California Health and
Safety Code) as an air pollutant that may cause or contribute to an increase in mortality or an
increase in serious illness, or which may pose a present or potential hazard to human health.
Federal laws use the hazardous air pollutants to refer to the same types of compounds that are
referred to as TACs under state law. California regulates TACs primarily through the Tanner Air
Toxics Act (Assembly Bill [AB] 1807) and the Air Toxics Hot Spots Information and Assessment Act of
1987 (AB 2588).

AB 1807 sets forth a formal procedure for CARB to designate substances as TACs. This includes
research, public participation, and scientific peer review before CARB can designate a substance as a
TAC. Pursuant to AB 2588, existing facilities that emit air pollutants above specified levels were
required to (1) prepare a TAC emission inventory plan and report; (2) prepare a risk assessment if
TAC emissions were significant; (3) notify the public of significant risk levels; and (4) if health impacts
were above specified levels, prepare and implement risk reduction measures.

CARB encourages consideration of the health impacts associated with TAC emissions from freeways
and high-traffic roadways on sensitive receptors sited within 500 feet (CARB 2005). Refer to Section
5.8, Health and Safety, for discussion regarding this potential health and safety concern.

The following regulatory measures pertain to the reduction of diesel particulate matter (DPM) and
criteria pollutant emissions from off-road equipment and diesel-fueled vehicles.

Idling of Commercial Heavy Duty Trucks (13 CCR 2485)

In July 2004, CARB adopted an Airborne Toxic Control Measure (ATCM) to control emissions from
idling trucks. The ATCM prohibits idling for more than 5 minutes for all commercial trucks with a
gross vehicle weight rating over 10,000 pounds. The ATCM contains an exception that allows trucks
to idle while queuing or involved in operational activities.

In-Use Off-Road Diesel-Fueled Fleets (13 CCR 2449 et seq.)

In July 2007, CARB adopted an ATCM for in-use off-road diesel vehicles. This regulation requires that
specific fleet average requirements are met for NOx emissions and for particulate matter emissions.
Where average requirements cannot be met, best available control technology requirements apply.
The regulation also includes several recordkeeping and reporting requirements.

In response to AB 8 2X, the regulations were revised in July 2009 (effective December 3, 2009) to
allow a partial postponement of the compliance schedule in 2011 and 2012 for existing fleets. On
December 17, 2010, CARB adopted additional revisions to further delay the deadlines reflecting
reductions in diesel emissions due to the poor economy and overestimates of diesel emissions in
California. The revisions delayed the first compliance date until no earlier than January 1, 2014, for
large fleets, with final compliance by January 1, 2023. The compliance dates for medium fleets were
delayed until an initial date of January 1, 2017, and final compliance date of January 1, 2023. The
compliance dates for small fleets were delayed until an initial date of January 1, 2019, and final
compliance date of January 1, 2028. Correspondingly, the fleet average targets were made more
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stringent in future compliance years. The revisions also accelerated the phaseout of older
equipment with newer equipment added to existing large and medium fleets over time, requiring
the addition of Tier 2 or higher engines starting on March 1, 2011, with some exceptions: Tier 2 or
higher engines on January 1, 2013, without exception; and Tier 3 or higher engines on January 1,
2018 (January 1, 2023, for small fleets).

On October 28, 2011 (effective December 14, 2011), the executive officer of CARB approved
amendments to the regulation. The amendments included revisions to the applicability section and
additions and revisions to the definition. The initial date for requiring the addition of Tier 2 or higher
engines for large and medium fleets, with some exceptions, was revised to January 1, 2012. New
provisions also allow for the removal of emission control devices for safety or visibility purposes.
The regulation also was amended to combine the particulate matter and NOy fleet average targets
under one, instead of two, sections. The amended fleet average targets are based on the fleet's NOy
average, and the previous section regarding particulate matter performance requirements was
deleted completely. The best available control technology requirements, if a fleet cannot comply
with the fleet average requirements, were restructured and clarified. Other amendments to the
regulations included minor administrative changes to the regulatory text.

In-Use On-Road Diesel-Fueled Vehicles (13 CCR 2025)

On December 12, 2008, CARB adopted an ATCM to reduce NOy and particulate matter emissions
from most in-use on-road diesel trucks and buses with a gross vehicle weight rating greater than
14,000 pounds. The original ATCM regulation required fleets of on-road trucks to limit their NOy and
particulate matter emissions through a combination of exhaust retrofit equipment and new
vehicles. The regulation limited particulate matter emissions for most fleets by 2011, and limited
NOy emissions for most fleets by 2013. The regulation did not require any vehicle to be replaced
before 2012 and never required all vehicles in a fleet be replaced.

In December 2009, the CARB Governing Board directed staff to evaluate amendments that would
provide additional flexibility for fleets adversely affected by the struggling California economy. On
December 17, 2010, CARB revised this ATCM to delay its implementation along with limited
relaxation of its requirements. Starting on January 1, 2015, lighter trucks with a gross vehicle weight
rating of 14,001 to 26,000 pounds with 20-year-old or older engines need to be replaced with newer
trucks (2010 model year emissions equivalent as defined in the regulation). Trucks with a gross
vehicle weight rating greater than 26,000 pounds with 1995 model year or older engines needed to
be replaced as of January 1, 2015. Trucks with 1996 to 2006 model year engines must install a Level
3 (85% control) diesel particulate filter starting on January 1, 2012, to January 1, 2014, depending on
the model year, and then must be replaced after 8 years. Trucks with 2007 to 2009 model year
engines have no requirements until 2023, at which time they must be replaced with 2010 model
year emissions-equivalent engines, as defined in the regulation. Trucks with 2010 model year
engines would meet the final compliance requirements. The ATCM provides a phase-in option under
which a fleet operator would equip a percentage of trucks in the fleet with diesel particulate filters,
starting at 30% as of January 1, 2012, with 100% by January 1, 2016. Under each option, delayed
compliance is granted to fleet operators who have or will comply with requirements before the
required deadlines.
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On September 19, 2011 (effective December 14, 2011), the executive officer of CARB approved
amendments to the regulations, including revisions to the compliance schedule for vehicles with a
gross vehicle weight rating of 26,000 pounds or less to clarify that all vehicles must be equipped with
2010 model year emissions equivalent engines by 2023. The amendments included revised and
additional credits for fleets that downsize; implement early particulate matter retrofits; incorporate
hybrid vehicles, alternative-fueled vehicles, and vehicles with heavy-duty pilot ignition engines; and
implement early addition of newer vehicles. The amendments included provisions for additional
flexibility, such as for low-usage construction trucks, and revisions to previous exemptions, delays,
and extensions. Other amendments to the regulations included minor administrative changes to the
regulatory text, such as recordkeeping and reporting requirements related to other revisions.

California Health and Safety Code Section 41700

Section 41700 of the California Health and Safety Code states that a person shall not discharge from
any source whatsoever quantities of air contaminants or other material that cause injury, detriment,
nuisance, or annoyance to any considerable number of persons or to the public, or that endanger
the comfort, repose, health, or safety of any of those persons or the public, or that cause, or have a
natural tendency to cause, injury or damage to business or property. This section also applies to
sources of objectionable odors.

Local
San Diego Air Pollution Control District

While CARB is responsible for the regulation of mobile emission sources within the state, local
air quality management districts and air pollution control districts are responsible for enforcing
standards and regulating stationary sources. The project site is located within the SDAB and is
subject to the guidelines and regulations of the SDAPCD.

In the County, Os and particulate matter are the pollutants of main concern, since exceedances of
state ambient air quality standards for those pollutants have been observed in most years. For this
reason, the SDAB has been designated as a nonattainment area for the state PM1o, PM25, and O3
standards. The SDAB is also a federal O3 attainment (maintenance) area for 1997 8-hour Os
standard, an Oz nonattainment area for the 2008 8-hour Oz standard, and a CO maintenance area
(western and central part of the SDAB only, including the project site).

Federal Attainment Plans

In December 2016, the SDAPCD adopted an update to the Eight-Hour Ozone Attainment Plan for San
Diego County (2008 O3 NAAQS), which indicated that local controls and state programs would allow
the region to reach attainment of the federal 8-hour O3 standard (1997 Os NAAQS) by 2018 (SDAPCD
2016a). In this plan, SDAPCD relies on the Regional Air Quality Strategy (RAQS) to demonstrate how
the region will comply with the federal Os standard. The RAQS details how the region will manage
and reduce Oz precursors (NOy and VOCs) by identifying measures and regulations intended to
reduce these pollutants. The control measures identified in the RAQS generally focus on stationary
sources; however, the emissions inventories and projections in the RAQS address all potential
sources, including those under the authority of CARB and the EPA. Incentive programs for reduction
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of emissions from heavy-duty diesel vehicles, off-road equipment, and school buses are also
established in the RAQS.

Currently, the County is designated as moderate nonattainment for the 2008 NAAQS and
maintenance for the 1997 NAAQS. As documented in the 2016 8-Hour Ozone Attainment Plan for
San Diego County, the County has a likely chance of obtaining attainment due to the transition to
low-emission cars, stricter new source review rules, and continuing the requirement of general
conformity for military growth and the San Diego International Airport. The County will also continue
emission control measures, including ongoing implementation of existing regulations in Os
precursor reduction to stationery and area-wide sources, subsequent inspections of facilities and
sources, and the adoption of laws requiring best available retrofit control technology for control of
emissions (SDAPCD 2016a).

State Attainment Plans

The SDAPCD and the San Diego Association of Governments (SANDAG) are responsible for developing
and implementing the clean air plan for attainment and maintenance of the ambient air quality
standards in the SDAB. The RAQS for the SDAB was initially adopted in 1991 and is updated on a
triennial basis, most recently in 2016 (SDAPCD 2016b). The RAQS outlines SDAPCD's plans and control
measures designed to attain the state air quality standards for Os. The RAQS relies on information
from CARB and SANDAG, including mobile and area source emissions, as well as information
regarding projected growth in the County and the cities in the County, to forecast future emissions and
then determine from that the strategies necessary for the reduction of emissions through regulatory
controls. CARB mobile source emission projections and SANDAG growth projections are based on
population, vehicle trends, and land use plans developed by the County and the cities in the County as
part of the development of their general plans (SANDAG 2017a, 2017b).

In December 2016, the SDAPCD adopted the revised RAQS for the County. Since 2007, the San Diego
region has reduced daily VOC emissions and NOy emissions by 3.9% and 7.0%, respectively; the
SDAPCD expects to continue reductions through 2035 (SDAPCD 2016b). These reductions were
achieved through implementation of six VOC control measures and three NO, control measures
adopted in the SDAPCD's 2009 RAQS (SDAPCD 2009a); in addition, the SDAPCD is considering
additional measures, including three VOC measures and four control measures to reduce 0.3 daily
tons of VOC and 1.2 daily tons of NOy, provided they are found to be feasible region-wide. In addition,
SDAPCD has implemented nine incentive-based programs, has worked with SANDAG to implement
regional transportation control measures, and has reaffirmed the state emission offset repeal.

In regards to particulate matter emissions-reduction efforts, in December 2005, the SDAPCD
prepared a report titled Measures to Reduce Particulate Matter in San Diego County to address
implementation of Senate Bill 656 in the County (Senate Bill 656 required additional controls to
reduce ambient concentrations of PM1o and PM2.s) (SDAPCD 2005). In the report, SDAPCD evaluated
implementation of source-control measures that would reduce particulate matter emissions
associated with residential wood combustion; various construction activities including earthmoving,
demolition, and grading; bulk material storage and handling; carry-out and track-out removal and
cleanup methods; inactive disturbed land; disturbed open areas; unpaved parking lots/staging
areas; unpaved roads; and windblown dust (SDAPCD 2005).
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SDAPCD Rules and Regulations

As stated above, the SDAPCD is responsible for planning, implementing, and enforcing federal and
state ambient standards in the SDAB. The following rules and regulations apply to the project.

SDAPCD Regulation |V: Prohibitions; Rule 50: Visible Emissions

This rule prohibits discharge into the atmosphere from any single source of emissions whatsoever
any air contaminant for a period or periods aggregating more than 3 minutes in any period of 60
consecutive minutes, which is darker in shade than that designated as Number 1 on the Ringelmann
Chart, as published by the U.S. Bureau of Mines, or of such opacity as to obscure an observer’s view
to a degree greater than does smoke of a shade designated as Number 1 on the Ringelmann Chart
(SDAPCD 1997).

SDAPCD Regulation |V: Prohibitions; Rule 51: Nuisance

This rule prohibits the discharge, from any source, of such quantities of air contaminants or other
materials that cause or have a tendency to cause injury, detriment, nuisance, annoyance to people
and/or the public, or damage to any business or property (SDAPCD 1969).

SDAPCD Regulation 1V: Prohibitions; Rule 55: Fugitive Dust

This rule regulates fugitive dust emissions from any commercial construction or demolition activity
capable of generating fugitive dust emissions, including active operations, open storage piles, and
inactive disturbed areas, as well as track-out and carry-out onto paved roads beyond a project area
(SDAPCD 2009b).

SDAPCD Regulation IV: Prohibitions; Rule 67.0.1: Architectural Coatings

This rule requires manufacturers, distributors, and end users of architectural and industrial
maintenance coatings to reduce VOC emissions from the use of these coatings, primarily by placing
limits on the VOC content of various coating categories (SDAPCD 2015b). Construction and operation
of the proposed project would include application of architectural coatings (e.g., paint and other
finishes), which are subject to SDAPCD Rule 67.0.1. Architectural coatings used in the reapplication
of coatings during operation of the proposed project would be subject to the VOC content limits
identified in SDAPCD Rule 67.0.1, which applies to coatings manufactured, sold, or distributed within
the County.

San Diego Association of Governments

SANDAG is the regional planning agency for the County and serves as a forum for regional issues
relating to transportation, the economy, community development, and the environment. SANDAG
serves as the federally designated metropolitan planning organization for the County. With respect
to air quality planning and other regional issues, SANDAG has prepared San Diego Forward: The
Regional Plan (Regional Plan) for the San Diego region (SANDAG 2015). The Regional Plan combines
the big-picture vision for how the region will grow over the next 35 years with an implementation
program to help make that vision a reality. The Regional Plan, including its Sustainable Communities
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Strategy, is built on an integrated set of public policies, strategies, and investments to maintain,
manage, and improve the transportation system so that it meets the diverse needs of the San Diego
region through 2050.

In regards to air quality, the Regional Plan sets the policy context in which SANDAG participates in
and responds to the air district’s air quality plans and builds off the air district's air quality plan
processes that are designed to meet health-based criteria pollutant standards in several ways
(SANDAG 2015). First, it complements air quality plans by providing guidance and incentives for
public agencies to consider best practices that support the technology-based control measures in air
quality plans. Second, the Regional Plan emphasizes the need for better coordination of land use
and transportation planning, which heavily influences the emissions inventory from the
transportation sectors of the economy. This also minimizes land use conflicts, such as residential
development near freeways, industrial areas, or other sources of air pollution.

On September 23, 2016, SANDAG's Board of Directors adopted the final 2016 Regional
Transportation Improvement Program, which is a multibillion-dollar, multiyear program of proposed
major transportation projects in the San Diego region. Transportation projects funded with federal,
state, and TransNet (the San Diego transportation sales tax program) must be included in an
approved Regional Transportation Improvement Program. The programming of locally funded
projects also may be programmed at the discretion of the agency. The 2016 Regional Transportation
Improvement Program covers 5 fiscal years and incrementally implements the Regional Plan
(SANDAG 2016). The most recent regional plan is the 2021 Regional Plan, which builds off the 2019
San Diego Forward Federal Transportation Plan (SANDAG 2021). The 2021 Regional Plan is the long-
term blueprint for the San Diego region that seeks to meet regulatory requirements, address traffic
congestion, and create equal access to jobs, education, healthcare, and other community resources.

City of San Diego Municipal Code

The San Diego Municipal Code addresses air quality and odor impacts in Section 142.0710, Air
Contaminant Regulations, which states that air contaminants including smoke, charred paper, dust,
soot, grime, carbon, noxious acids, toxic fumes, gases, odors, and particulate matter, or any
emissions that endanger human health, cause damage to vegetation or property, or cause soiling
shall not be permitted to emanate beyond the boundaries of the premises upon which the use
emitting the contaminants is located (City of San Diego 2010).

5.3.3 Approach and Methodology

Construction

Emissions from the construction phase of the proposed project were estimated using the California
Emissions Estimator Model (CalEEMod) Version 2016.3.2 (CAPCOA 2017).

As described in Chapter 3, Project Description, the proposed project would develop 55 multi-family
homes. For the purposes of modeling, it was assumed that construction of the proposed project
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would commence in January 20223 and would last approximately 24 months, ending in December
2023 (see EIR Section 3.3.8, Grading and Construction).

The site preparation and grading phase listed above would occur sequentially in isolation. However,
the building construction, utilities, paving and architectural coating phases are assumed to overlap
for a period of time. The estimated construction duration was provided by the project applicant. The
construction equipment mix used for estimating the construction emissions of the proposed
project is based on information provided by the project applicant and is included in Appendix C.
Construction of proposed project components would be in compliance with applicable SDAPCD
Rules, including Rule 55, Fugitive Dust Control. Refer to Appendix C for additional details regarding
the modeling inputs and assumptions.

Blasting

Blasting operations would be required for site preparation. Rock blasting is the controlled use of
explosives to excavate, break down, or remove rock. The result of rock blasting is often known as a
rock cut. The most commonly used explosives today are ammonium nitrate/fuel oil-based blends,
due to their lower cost compared to dynamite. The chemistry of ammonium nitrate/fuel oil
detonation is the reaction of ammonium nitrate with a long-chain alkane to form NO,, carbon
dioxide (CO,), and water. When detonation conditions are optimal, these gases are the only
products. In practical use, such conditions are impossible to attain, and blasts produce moderate
amounts of other gases. The EPA's Compilation of Air Pollutant Emission Factors (AP-42), Section
13.3 - Explosives Detonation (EPA 1980), provided the emissions factors for CO, NO,, and SOy used
in this assessment. According to AP-42, “Unburned hydrocarbons also result from explosions, but in
most instances, methane (CH.) is the only species that has been reported” (EPA 1980); CH4 is not a
VOC, and a CH4 emission factor has not been determined for ammonium nitrate/fuel oil.

AP-42 states that CO is the pollutant produced in greatest quantity from explosives detonation (EPA
1980). All explosives produce measurable amounts of CO. Particulates are produced as well, but
such large quantities of particulate are generated during shattering of the rock and earth by the
explosive that the quantity of particulates from the explosive charge cannot be distinguished.
Accordingly, AP-42, Section 11.9 - Western Surface Coal Mining (EPA 1998), provided the basis for
the PM1o and PM_.s emissions factors. The emissions factors are based on the horizontal area
disturbed during blasting.

It is anticipated that blasting operations would occur during the grading phase of the proposed
project. No more than one blast per day would occur during proposed construction activities. Based
on information provided by the project applicant, a maximum of 2.9 tons of ammonium nitrate/fuel
oil would be applied per blast. The blasting information provided by the project applicant and
additional calculation assumptions are provided in Table 5.3-3.

3 The analysis assumes a construction start date of January 2022, which represents the earliest date
construction would initiate. Assuming the earliest start date for construction represents the worst-case
scenario for criteria air pollutant emissions because equipment and vehicle emission factors for later years
would be slightly less due to more stringent standards for in-use off-road equipment and heavy-duty
trucks, as well as fleet turnover replacing older equipment and vehicles in later years.
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Table 5.3-3
Blasting Characteristics
Activity
Total Rock Requiring Blasting (cubic yards) 28,000
Rock Blasted per Blast (cubic yards per blast) 2,300
Maximum Blasts per Day (blasts per day) 1
Maximum Explosive per Blast (tons ANFO per blast) 2.9
Total Explosives Used (tons ANFO) 57.2

Source: Appendix C.
Note: ANFO = ammonium nitrate/fuel oil.

Rock Crushing

In addition to blasting emissions, emissions associated with rock crushing were quantified in a
separate calculation, since CalEEMod does not account for rock crushing. Emissions factors were
obtained from AP-42, Section 11.9.2 - Crushed Stone Processing and Pulverized Mineral Processing
(EPA 2004). For transfers to the feed hopper and stockpiles, the “drop” equation in Section 13.2.4,
Aggregate Handling and Storage Piles, of AP-42 (EPA 2006) was used to derive an emissions factor.
Based on information provided by the project applicant the project, the project would crush a total
maximum of 53,500 cubic yards of rock over the course of five weeks during the grading phase with
approximately 2,140 cubic yards being crushed per day. It is assumed that rock crushing activity
would occur for 8 hours a day while active. Notably, not all excavated material would be rock and
thus require crushing. Therefore, this analysis is overly conservative as the maximum crushed
material assumed would be equal to the total excavated amount.

The rock-crushing equipment was assumed to consist of a crusher, screen, and conveyor, and the
crushed rock would be stockpiled for future use. Although a single primary crusher and screen may
be all that is required, use of a secondary crusher and additional screen would expedite this
process. To generate a conservative emissions estimate, it was assumed that a feed hopper, primary
and secondary crushers, two screens, and several conveyors for transfers would be used. Particulate
emissions from the crushers, screens, and conveyors would be controlled with water sprays.

It is expected that the rock-crushing equipment would be powered by a diesel-engine generator. It
was assumed that the engine generator would be rated at 750 kilowatts, or approximately 1,000
horsepower. The engine generator would operate up to 8 hours per day. The VOC, NO,, CO, SOy,
PMi, and PM, s emissions from the diesel-engine generator were estimated using the off-road-
engine load factor and emissions factors from the CalEEMod User's Guide for a typical generator
operating in 2022 (the first year of construction). Blasting and rock-crushing emissions calculations
are provided in Appendix C.

Construction Health Risk Assessment

The greatest potential for TAC emissions during project construction would be DPM emissions from
heavy equipment operations and heavy-duty trucks. As a precautionary measure, a health risk
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assessment (HRA) was performed to assess the impact of construction on sensitive receptors proximate
to the project site (provided as Appendix C). For risk assessment purposes, PM1q in diesel exhaust is
considered a proxy for DPM.

The construction HRA applies the methodologies prescribed in the Office of Environmental Health
Hazard Assessment (OEHHA) document, Air Toxics Hot Spots Program Risk Assessment Guidelines -
Guidance Manual for Preparation of Health Risk Assessments (OEHHA Guidelines) (OEHHA 2015).
Cancer risk parameters, such as age-sensitivity factors, daily breathing rates, exposure period, fraction
of time at home, and cancer potency factors were based on the values and data recommended by
OEHHA are implemented in Hotspots Analysis and Reporting Program Version 2 (HARP2), which was
used to estimate risk from construction activities. To implement the OEHHA Guidelines based on
project information, the SDAPCD has developed a three-tiered approach where each successive tier is
progressively more refined, with fewer conservative assumptions. The SDAPCD document,
Supplemental Guidelines for Submission of Air Toxics “Hot Spots” Program Health Risk Assessments
(SDAPCD 2019), provides guidance with which to perform HRAs within the SDAB.

Health effects from carcinogenic air toxics are usually described in terms of cancer risk. The SDAPCD
recommends a carcinogenic (cancer) risk threshold of 10 in one million. Additionally, some TACs
increase non-cancer health risk due to long-term (chronic) exposures. The Chronic Hazard Index is
the sum of the individual substance chronic hazard indices for all TACs affecting the same target
organ system. The SDAPCD recommends a Chronic Hazard Index significance threshold of one
(project increment).

The exhaust from diesel engines is a complex mixture of gases, vapors, and particles, many of which
are known human carcinogens. DPM has established cancer risk factors and relative exposure
values for long-term chronic health hazard impacts. No short-term, acute relative exposure level has
been established for DPM; therefore, acute impacts of DPM are not addressed in this assessment.
The HRA for the project evaluated the risk to existing proximate residents from diesel emissions from
exhaust from on-site construction equipment and diesel haul and vendor trucks.

The dispersion modeling of DPM was performed using the American Meteorological Society/EPA
Regulatory Model (AERMOD), which is the model SDAPCD requires for atmospheric dispersion of
emissions. Data inputs include meteoritical data, urban versus rural conditions, terrain and
elevation, emissions, and receptors. The project's potential cancer and noncancer health impacts
from construction assume an exposure duration of 2 years, starting at the third trimester of
pregnancy. Refer to Appendix C for details regarding the assumptions. The risk results were then
compared to SDAPCD thresholds to assess project impact significance.

Operation

Emissions from the operational phase of the proposed project were estimated using CalEEMod.
Operational year 2024 was assumed as it would be the first full year following completion of
proposed construction.
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Area Sources

CalEEMod was used to estimate operational emissions from area sources, including emissions from
consumer product use, architectural coatings, and landscape maintenance equipment. Emissions
associated with natural gas usage in space heating and water heating are calculated in the building
energy use module of CalEEMod, as described below.

Consumer products are chemically formulated products used by household and institutional
consumers, including detergents; cleaning compounds; polishes; floor finishes; cosmetics; personal
care products; home, lawn, and garden products; disinfectants; sanitizers; aerosol paints; and
automotive specialty products. Other paint products, furniture coatings, or architectural coatings are
not considered consumer products (CAPCOA 2017). Consumer product VOC emissions for the
buildings are estimated in CalEEMod based on the floor area of buildings and on the default factor
of pounds of VOC per building square foot per day. Consumer products associated with the parking
lot and other asphalt surfaces include degreasers, which were estimated based on the square
footage of the parking lot and the default factor of pounds of VOC per square foot per day. The
CalEEMod default values for consumer products were assumed.

VOC off-gassing emissions result from evaporation of solvents contained in surface coatings, such as
in paints and primers used during building maintenance. CalEEMod calculates the VOC evaporative
emissions from the application of surface coatings based on the VOC emission factor, the building
square footage, the assumed fraction of surface area, and the reapplication rate. The VOC emissions
factor is based on the VOC content of the surface coatings, and SDAPCD's Rule 67.0.1 (Architectural
Coatings) governs the VOC content for interior and exterior coatings. This rule requires
manufacturers, distributors, and end users of architectural and industrial maintenance coatings to
reduce VOC emissions from the use of these coatings, primarily by placing limits on the VOC content
of various coating categories (SDAPCD 2015b). The proposed project would use architectural
coatings that would not exceed 50 grams per liter for interior applications and 100 grams per liter
for exterior applications consistent with SDAPCD Rule 67.0.1. The model default reapplication rate of
10% of area per year is assumed. Consistent with CalEEMod defaults, it is assumed that the surface
area for painting equals 2.7 times the floor square footage, with 75% assumed for interior coating
and 25% assumed for exterior surface coating (CAPCOA 2017).

While wood-burning fireplaces are not anticipated, because wood-burning fireplaces are not
specifically prohibited by the SDAPCD or the project’s design guidelines, CalEEMod default values
were applied, which assume 13 wood-burning fireplaces and 19 natural-gas burning fireplaces.
While not assumed in the analysis herein, the project would be conditioned to prohibit wood-
burning fireplaces and would only allow natural gas fireplaces.

Landscape maintenance includes fuel combustion emissions from equipment such as lawn mowers,
rototillers, shredders/grinders, blowers, trimmers, chainsaws, and hedge trimmers. The emissions
associated with landscape equipment use are estimated based on CalEEMod default values for
emission factors (grams per square foot of building space per day) and number of summer days
(when landscape maintenance would generally be performed) and winter days.
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Energy Sources

As represented in CalEEMod, energy sources include emissions associated with building electricity
and natural gas usage. Electricity use would contribute indirectly to criteria air pollutant emissions;
however, the emissions from electricity use are only quantified for greenhouse gases in CalEEMod,
since criteria pollutant emissions occur at the site of the power plant, which is typically off site.

Mobile Sources

Following the completion of construction activities, the proposed project would generate criteria
pollutant emissions from mobile sources (vehicular traffic) as a result of the residents of the
proposed project. The maximum weekday trip rates were taken from the Local Mobility Study for the
project (Appendix B.1). The weekend trip rates were adjusted based on CalEEMod default trip rates.
CalEEMod default data, including trip characteristics and emissions factors, were used for the model
inputs. Project-related traffic was assumed to include a mixture of vehicles in accordance with the
associated use, as modeled within CalEEMod. Emission factors representing the vehicle mix and
emissions for 2024 were used to estimate emissions associated with vehicular sources.

Roadway Health Risk Assessment

An HRA was performed to evaluate potential health risks of the proximate Interstate (I) 15 freeway
to future sensitive receptors of the project. The following discussion summarizes the dispersion
modeling and HRA methodology; supporting operational HRA documentation, including detailed
assumptions, is presented in Appendix C.

Operational year 2024 was evaluated consistent with the anticipated completion date of project
construction. Emissions during the operation of the project include vehicles traveling on the I-15
freeway. For risk assessment purposes, PMy in diesel exhaust is considered DPM, originating
from diesel vehicles traveling on the I-15 freeway. Traffic data for the I-15 freeway was attained
from California Department of Transportation Performance Measurement System (PeMS) January
2019 through December 2019 traffic volumes on California state highways (Caltrans 2020). Data
from the EPA-approved version of CARB's mobile source emission inventory, EMFAC2017, were
used to determine the composition of diesel vehicles within the overall vehicle fleet for San Diego
County, as well as freeway speed, emission factors based on vehicle miles travelled, and the 1.86
mile length of the I-15 segment. For this analysis, San Diego County and the operational year of
2024 was assumed for the entire exposure period of 30 years, which represents a conservative
analysis as vehicle DPM emission factors would decrease over time due to regulatory
requirements and fleet turnover.

Air dispersion modeling methodology was based on generally accepted modeling practices of
SDAPCD (SDAPCD 2019). Air dispersion modeling was performed using the EPA's AERMOD Version
19191 modeling system (computer software) with the Lakes Environmental Software
implementation/user interface, AERMOD View Version 9.8.3. The line of volume sources was
modeled with 1 gram per second evenly partitioned across each volume source. The ground-level
concentration plot files were then used to estimate the long-term cancer health risk to an individual
and the noncancerous chronic health index.
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MERV 13 filters are required for residential construction in accordance with the 2019 Title 24
building code and the reduction in PM1o and associated DPM emissions were included in the
emission estimates for the freeway source. As detailed in Appendix C, it was conservatively assumed
that the MERV13 filters provide 80% reduction in DPM and it was assumed that on average people
spend approximately 87% of their time in enclosed buildings, approximately 6% in enclosed vehicles,
and approximately 7% outdoors (Klepeis et al. 2001). This assessment of risk includes the accounting
for time spent indoors as identified in the NHAPS and the time spent away from home as
recommended by OEHHA (OEHHA 2015).

Cancer risk is defined as the increase in probability (chance) of an individual developing cancer due
to exposure to a carcinogenic compound, typically expressed as the increased chances in one
million. Maximum Individual Cancer Risk is the estimated probability of a maximally exposed
individual potentially contracting cancer as a result of exposure to TACs over a period of 30 years,
operational lifetime, for residential receptor locations. For the roadway HRA, the TAC exposure
period was assumed to be from third trimester to 30 years for all receptor locations. The mandatory
exposure pathways were selected.

The SDAPCD has also established noncarcinogenic risk parameters for use in HRAs since some TACs
increase noncancerous health risk due to long-term (chronic) exposures and some TACs increase
noncancerous health risk due to short-term (acute) exposures. Noncarcinogenic risks are quantified
by calculating a hazard index, expressed as the ratio between the ambient pollutant concentration
and its toxicity or Chronic Reference Exposure Level, which is a concentration at or below which
health effects are not likely to occur. The chronic hazard index is the sum of the individual substance
chronic hazard indices for all TACs affecting the same target organ system, similarly calculated for
acute hazard index. A hazard index less of than 1.0 means that adverse health effects are not
expected. No short-term, acute relative exposure level has been established for DPM as such
conditions are not anticipated to lead to health risks; therefore, acute impacts of DPM are not
addressed herein.

534 Impacts Analysis

5.3.4.1 Issue 1: Air Quality Plans

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

Thresholds

To determine the significance of the proposed project's emissions on the environment, the City of
San Diego (City) CEQA Significance Determination Thresholds (City of San Diego 2020a) were used.
Per the City's thresholds, the project would have a significant impact on air quality if the project
would conflict with or obstruct implementation of the applicable air quality plan.
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Impact

As mentioned in Section 5.3.2, the SDAPCD and SANDAG are responsible for developing and
implementing the clean air plans for attainment and maintenance of the ambient air quality
standards in the basin—specifically, the SIP and RAQS.* The federal Oz maintenance plan, which is
part of the SIP, was adopted in 2012. The most recent Oz attainment plan was adopted in 2016. The
SIP includes a demonstration that current strategies and tactics will maintain acceptable air quality
in the SDAB based on the NAAQS. The RAQS was initially adopted in 1991 and is updated on a
triennial basis (most recently in 2016). The RAQS outlines SDAPCD's plans and control measures
designed to attain the state air quality standards for Os. The SIP and RAQS rely on information from
CARB and SANDAG, including mobile and area source emissions, as well as information regarding
projected growth in the County as a whole and the cities in the County, to project future emissions
and determine the strategies necessary for the reduction of emissions through regulatory controls.
CARB mobile source emission projections and SANDAG growth projections are based on population,
vehicle trends, and land use plans developed by the County and the cities in the County as part of
the development of their general plans.

If a project proposes development that is greater than that anticipated in the local plan and
SANDAG's growth projections, the project might be in conflict with the SIP and RAQS and may
contribute to a potentially significant cumulative impact on air quality. Implementation of the
proposed project would result in an increase in 55 residential units in a location assumed to be
open space in SANDAG's 2050 growth projections. The proposed project is expected to add these
units to market in 2024. The project would add an estimated 169 people to the area based on the
assumption of 3.07 people per household (SANDAG 2013). As shown in Table 5.12-2 in the
Population and Housing Section, the expected population change, which did not include the
conversion of open space to medium density residential, within the Rancho Pefiasquitos community
is expected to result in the addition of 1,164 residents by 2050.

The City is currently in urgent need for housing and is experiencing a housing shortage, as discussed
in the City of San Diego General Plan Housing Element 2021-2029 that was approved in 2020 by the
City Council and in September 2021 by the California Department of Housing and Community
Development. The City of San Diego's portion of the County's Regional Housing Needs Assessment
(RHNA) target for the 2021-2029 Housing Element period is 108,036 homes (City of San Diego
2020b). While the City is planning for additional housing to meet the need and targeted to permit
more than 88,000 new housing units between 2010 - 2020, less than half of those units were
constructed (42,275) as of December 2019 (City of San Diego 2020b). Considering this, the proposed
construction of 55 units is not anticipated to result in a population increase considering there is a
shortage of housing for the existing and planned population. The proposed housing would be
growth accommodating and would not be growth inducing beyond planned growth for the City.
While the project would include residential in an area previously planned for open space, the City
is in need of residential units to meet anticipated growth. Therefore, the proposed project would

4 For the purpose of this discussion, the relevant federal air quality plan is the ozone maintenance plan
(SDAPCD 2012). The RAQS is the applicable plan for purposes of state air quality planning. Both plans
reflect growth projections in the SDAB.
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not conflict with SANDAG's regional growth forecast for the City, which accounts for residential
growth in the City.

The SDAPCD and City do not provide guidance regarding the analysis of impacts associated with air
quality plan conformance, the County’s Guidelines for Determining Significance and Report and
Format and Content Requirements - Air Quality does discuss conformance with the RAQS (County of
San Diego 2007). The guidance indicates that if a project, in conjunction with other projects,
contributes to growth projections that would not exceed SANDAG's growth projections for the City,
the project would not be in conflict with the RAQS (County of San Diego 2007). As previously
discussed, the proposed project would not contribute to growth in the region that is not already
accounted for.

Significance of Impact

The proposed project would not conflict with SANDAG's regional growth forecast for the City, which
accounts for residential growth in the City. As such, impacts related to conformance with the
applicable air quality plans (SIP and RAQS) would be less than significant.

Mitigation
No mitigation would be required.

5342 Issues 2 and 3: Cumulatively Considerable Net Increase of
Criteria Pollutants and Particulate Matter

Issue2:  Would the proposal result in a cumulatively considerable net increase of any
criteria pollutant for which the project region is non-attainment under an
applicable federal or state ambient air quality standard?

Issue 3:  Would the proposal exceed 100 pounds per day of particulate matter (PM) (dust)?
Thresholds

To determine the significance of the proposed project's emissions on the environment, the City of San
Diego (City) CEQA Significance Determination Thresholds (City of San Diego 2016) were used. Per the
City's thresholds, the project would have a significant impact on air quality if the project would:

e Violate any air quality standard or contribute substantially to an existing or projected air
quality violation

e Resultin a cumulatively considerable net increase of any criteria pollutant for which
the project region is non-attainment under an applicable federal or state ambient air
quality standard (including release emissions which exceed quantitative thresholds for
0zOne precursors)

The thresholds listed in Table 5.3-4 represent screening-level thresholds that can be used to
evaluate whether project-related emissions could cause a significant impact on air quality. Emissions
below the screening-level thresholds would not cause a significant impact. The SDAPCD Air Quality
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Significance Thresholds shown in Table 5.3-5 were used to determine significance of proposed
project-generated construction and operational criteria air pollutants; specifically, the proposed
project's potential to violate any air quality standard or contribute substantially to an existing or
projected air quality violation. For nonattainment pollutants, if emissions exceed the thresholds
shown in Table 5.3-4, the proposed project could have the potential to result in a cumulatively
considerable net increase in these pollutants and, thus, could have a significant impact on the

ambient air quality.

Table 5.3-4.

San Diego Air Pollution Control District Air Quality
Significance Thresholds

Construction Emissions

Pollutant Total Emissions (Pounds per Day)
Respirable Particulate Matter (PM1o) 100
Fine Particulate Matter (PM.s) 55
Oxides of Nitrogen (NOy) 250
Oxides of Sulfur (SOy) 250
Carbon Monoxide (CO) 550
Volatile Organic Compounds (VOCs) 1372

Operational Emissions

Total Emissions
Pollutant Pounds per Hour | Pounds per Day Tons per Year
PMio — 100 15
PM_s — 55 10
NOx 25 250 40
SOy 25 250 40
co 100 550 100
Lead and Lead Compounds — 3.2 0.6
VOCs — 1372 15

Sources: City of San Diego 2016; SDAPCD 2016b.

Notes: — = not available.

@ VOC threshold based on the threshold of significance for VOCs from the South Coast Air Quality Management
District and the Monterey Bay APCD as stated in the City of San Diego’s Guidelines for Determining Significance.

The SDAPCD document Supplemental Guidelines for Submission of Air Toxics “Hot Spots” Program
Health Risk Assessments provides guidance with which to perform health risk assessments (HRAs)
within the SDAB. The current SDAPCD thresholds of significance for TAC emissions from the
operations of both permitted and non-permitted sources are combined and are less than 10 in 1
million for cancer and less than 1.0 for the chronic hazard index (SDAPCD 2019).
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Impact

Air pollution is largely a cumulative impact. The nonattainment status of regional pollutants is a
result of past and present development, and the SDAPCD develops and implements plans for future
attainment of ambient air quality standards. Based on these considerations, project-level thresholds
of significance for criteria pollutants are relevant in the determination of whether a project’s
individual emissions would have a cumulatively significant impact on air quality. A cumulative
analysis regarding air quality is provided in Chapter 6, Cumulative Impacts.

Construction Emissions

Construction of the proposed project would result in the temporary addition of pollutants to the
local airshed caused by on-site sources (i.e., off-road construction equipment, soil disturbance, and
VOC off-gassing) and off-site sources (worker vehicle trips). Construction emissions can vary
substantially day to day, depending on the level of activity, the specific type of operation, and, for
dust, the prevailing weather conditions.

Criteria air pollutant emissions associated with construction activities were quantified using
CalEEMod. Default values provided by the program were used where detailed proposed project
information was not available. Refer to Appendix C (specifically Section 2.4.2.1 of Appendix C) for the
detailed assumptions related to the construction schedule.

Development of the proposed project would generate air pollutant emissions from entrained dust,
off-road equipment, vehicle emissions, asphalt pavement application, and architectural coatings.
Entrained dust results from the exposure of earth surfaces to wind from the direct disturbance and
movement of soil, resulting in PMo and PM,.s emissions. As stated above, the proposed project
would be subject to SDAPCD Rule 55, Fugitive Dust Control. This rule requires that the proposed
project take steps to restrict visible emissions of fugitive dust beyond the property line. Compliance
with Rule 55 would limit fugitive dust (PMo and PM_s) generated during grading and construction
activities. Exhaust from internal combustion engines used by construction equipment and vehicles
would result in emissions of VOC, NOy, CO, SOy, PM1o, and PM;s. The application of asphalt
pavement and architectural coatings would also produce VOC emissions. Table 5.3-5 shows the
estimated maximum daily construction emissions associated with construction of the proposed
project. As shown in Table 5.3-5, daily construction emissions would not exceed the significance
thresholds for any criteria air pollutant. Particulate matter emissions would also not exceed 100
pounds per day.

Table 5.3-5.
Estimated Maximum Daily Construction Criteria Air Pollutant Emissions

vocC NOx co SOx PM1o PM2;s
Year Pounds per day
2022 7.76 154.07 239.46 5.90 25.55 9.15
2023 23.10 17.35 20.14 0.04 1.52 0.93
Maximum 23.10 154.07 239.46 5.90 25.55 9.15
Paseo Montril EIR 12476.01

April 2022 5.3-28



5.3 - Air Quality and Odor

Table 5.3-5.
Estimated Maximum Daily Construction Criteria Air Pollutant Emissions

VOC NOy co SOy PM1o PMzs
Year Pounds per day
City Threshold 137 250 550 250 100 55
Threshold No No No No No No
Exceeded?

Source: Appendix C.

Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOy = sulfur oxides; PMo
= coarse particulate matter; PM; s = fine particulate matter; CalEEMod = California Emissions Estimator Model.

See Appendix C for complete results.

The values shown are the maximum summer or winter daily emissions results from CalEEMod. Although not
considered mitigation, these emissions reflect the CalEEMod “mitigated” output, which accounts for the required
compliance with SDAPCD Rule 55 (Fugitive Dust) and Rule 67.0.1 (Architectural Coatings).

Operational Emissions

Operation of the proposed project would generate VOC, NOy, CO, SOy, PM1o, and PM_.s emissions
from mobile sources (vehicle trips), area sources (consumer products, landscape maintenance
equipment), and energy sources. pollutant emissions associated with long-term operations were
quantified using CalEEMod. Project-generated mobile source emissions were estimated in CalEEMod
based on project-specific trip rates. CalEEMod default values were used to estimate emissions from
the project site and energy sources.

Table 5.3-6 presents the maximum daily area, energy, and mobile source emissions associated with
operation (Year 2024) of the proposed project without mitigation. The values shown are the
maximum summer or winter daily emissions results from CalEEMod. As shown in Table 5.3-6, the
combined daily area, energy, and mobile source emissions would not exceed the City's operational
thresholds for VOC, NOy, CO, SOy, PM1o, and PM;s. Particulate matter emissions would also not
exceed 100 pounds per day.

Table 5.3-6.
Estimated Maximum Daily Operational Criteria Air Pollutant Emissions

VOC NOx co SOx PM1o PM_s
Emission Source Pounds per day
Area 50.66 1.01 64.99 0.1 8.50 8.50
Energy 0.02 0.16 0.66 <0.01 0.01 0.01
Mobile 0.69 2.66 8.24 0.03 2.92 0.79
Total 51.37 3.83 73.29 0.14 11.43 9.31
City Threshold 137 250 550 250 100 55
Threshold Exceeded? No No No No No No
Source: Appendix C
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Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOy = sulfur oxides;
PMso = coarse particulate matter; PM, s = fine particulate matter; CalEEMod = California Emissions Estimator Model.
See Appendix C for complete results.

The values shown are the maximum summer or winter daily emissions results from CalEEMod. These emissions reflect
the CalEEMod “mitigated” output, which accounts for compliance with SDAPCD Rule 67.0.1 (Architectural Coatings).

Significance of Impact

The project region is in non-attainment of state and federal standards for 0z, PM1q, and PM25. Maximum
daily construction and operation emissions would not exceed the applicable NAAQS and CAAQS
emissions threshold or the City's threshold of 100 pounds per day threshold of PMso. Thus, the project
would contribute a less than significant net increase of 03, PMio, ana PM2s. Impacts related to contributions
towards regional non-attainment of air quality standards would be less than significant.

Mitigation

No mitigation would be required.

5.3.4.3 Issue 4: Sensitive Receptors
Issue 4: Would the proposal expose sensitive receptors to substantial pollutant concentrations?
Thresholds

To determine the significance of the proposed project’s emissions on the environment, the City
of San Diego (City) CEQA Significance Determination Thresholds (City of San Diego 2016) were
used. Per the City's thresholds, the project would have a significant impact on air quality if the
project would:

e Expose sensitive receptors to substantial pollutant concentration including air toxics such as
diesel particulates...As adopted by the South Coast Air Quality Management District
(SCAQMD) in their CEQA Air Quality Handbook (Chapter 4), a sensitive receptor is a person in
the population who is particularly susceptible to health effects due to exposure to an air
contaminant than is the population at large. Sensitive receptors (and the facilities that house
them) in proximity to localized CO sources, toxic air contaminants or odors are of particular
concern. Examples include long-term health care facilities, rehabilitation centers,
convalescent centers, retirement homes, residences, schools, playground, childcare centers,
and athletic facilities.

Impact

Air quality varies as a direct function of the amount of pollutants emitted into the atmosphere, the
size and topography of the air basin, and the prevailing meteorological conditions. Air quality
problems arise when the rate of pollutant emissions exceeds the rate of dispersion. Reduced
visibility, eye irritation, and adverse health impacts upon those persons termed sensitive receptors
are the most serious hazards of existing air quality conditions in the area. Some land uses are
considered more sensitive to changes in air quality than others, depending on the population
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groups and the activities involved. People most likely to be affected by air pollution, as identified by
the City (City of San Diego 2016), include children, the elderly, athletes, and people with
cardiovascular and chronic respiratory diseases. As such, sensitive receptors include residences,
schools, playgrounds, childcare centers, athletic facilities, long-term healthcare facilities,
rehabilitation centers, convalescent centers, and retirement homes. The closest sensitive receptors
to the proposed project are residences adjacent to the property boundaries. The proposed project
would also introduce new on-site sensitive receptors (residences) to the area.

Health Impacts of Toxic Air Contaminants

Construction Health Risk

Incremental cancer risk is the net increased likelihood that a person continuously exposed to
concentrations of TACs resulting from a project over a 9-, 30-, and 70-year exposure period would
contract cancer based on the use of standard OEHHA risk-assessment methodology (OEHHA 2015).
In addition, some TACs have noncarcinogenic effects. TACs that would potentially be emitted during
construction activities would be DPM emitted from heavy-duty construction equipment and heavy-
duty trucks. Heavy-duty construction equipment and diesel trucks are subject to CARB ATCMs to
reduce DPM emissions. According to the OEHHA, HRAs should be based on a 30-year exposure
duration based on typical residency period; however, such assessments should be limited to the
period/duration of activities associated with the project (OEHHA 2015). Thus, the duration of
proposed construction activities (approximately 24 months) would only constitute a small
percentage of the total long-term exposure period and would not result in exposure of proximate
sensitive receptors to substantial TACs. After proposed construction is completed, there would be
no long-term source of TAC emissions during operation.

An HRA was performed to evaluate the risk from diesel exhaust emissions on existing sensitive
receptors and future on-site receptors from construction activities. The HRA methodology is described
in Appendix C. Table 5.3-7 summarizes the results of the HRA for proposed project construction. The
results of the construction analysis for the project demonstrate that the construction emissions result
in a potential Maximum Individual Cancer Risk at nearby residential receptors that would exceed the
10 in a million cancer risk threshold; however, construction emissions would be below the Chronic
Hazard Index threshold. The project would result in a potential impact in regard to cancer risk
resulting from TAC emissions generated during construction

Table 5.3-7.
Construction Activity Health Risk Assessment Results - Unmitigated

Impact Project CEQA Significance of
Parameter Units Impact Threshold Impact
Cancer Risk Per Million 22.63 10.0 Potentially
Significant
HIC Not Applicable 0.0132 1.0 Less than Significant

Source: Appendix D to Appendix C.
Notes: CEQA = California Environmental Quality Act; HIC = Chronic Hazard Index.
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Roadway Health Risk

An HRA was performed to estimate the Maximum Individual Cancer Risk and Chronic Hazard Index
for residential receptors as a result of emissions from the I-15 freeway on future sensitive receptors
of the project (Appendix C). Results of the roadway HRA are presented in Table 5.3-8. As shown in
Table 5.3-8, the DPM emissions from the I-15 freeway would result in a Residential Maximum
Individual Cancer Risk of 7.23 in 1 million and a Residential Chronic Hazard Index of 0.0017. These
impact levels would be less than the SDAPCD significance threshold.

Table 5.3-8.
Roadway Health Risk Assessment Results

Impact CEQA Significance of
Impact Parameter Units Level Threshold Impact
Maximum Individual Cancer Risk | Per 7.23 10 Less than Significant
- Residential Million
Chronic Hazard Index - Index 0.0017 1.0 Less than Significant
Residential Value

Source: SDAPCD 2019.
Notes: CEQA = California Environmental Quality Act.
See Appendix E to Appendix C.

Health Impacts of Carbon Monoxide

Mobile-source impacts occur on two basic scales of motion. Regionally, project-related travel would
add to regional trip generation and increase the VMT within the local airshed and the SDAB. Locally,
project-related traffic would be added to the City’s roadway system. If such traffic occurs during
periods of poor atmospheric ventilation, consists of a large number of vehicles “cold-started” and
operating at pollution-inefficient speeds, and operates on roadways already crowded with non-
project traffic, there is a potential for the formation of microscale CO “hotspots” in the area
immediately around points of congested traffic. Because of continued improvement in mobile
emissions at a rate faster than the rate of vehicle growth and/or congestion, the potential for CO
hotspots in the SDAB is steadily decreasing.

Projects contributing to existing congested roadways may result in the formation of CO hotspots. To
verify that the proposed project would not cause or contribute to a violation of the CO standard, a
screening evaluation of the potential for CO hotspots was conducted based on the City’s Significance
Determination Thresholds (City of San Diego 2016) CO hotspot screening guidance. The City
recommends that a quantitative analysis of CO hotspots be performed if a proposed development
causes a six-lane or four-lane roadway to deteriorate to a level of service (LOS) E or worse, causes a
six-lane roadway to drop to LOS F, or if a proposed development is within 400 feet of a sensitive
receptor and the LOS is D or worse. Based on the LMA analysis (Appendix B.1), one roadway
segment within the study area, Rancho Pefiasquitos Boulevard from Paseo Montril to the I-15, would
operate at unacceptable LOS E in the existing conditions and LOS F in the opening year 2024 and
horizon year 2050. This roadway segment is four lanes and is within 400 feet of a sensitive receptor
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(residential uses). The project would contribute additional traffic to that segment, consisting of 374
trips during construction and 242 average daily trips during operations.

Based on the CO hotspot screening evaluation the roadway segment Rancho Pefiasquitos Boulevard
from Paseo Montril and I-15 SB Ramps was modelled, as it were the only roadway segment meeting
the City's recommendation. The potential impact of the proposed project on local CO levels was
assessed at this roadway segment with the Caltrans CL4 interface based on the California LINE
Source Dispersion Model (CALINE4), which allows microscale CO concentrations to be estimated
along each roadway corridor or near intersections (Caltrans 1998a, 1998b). The maximum 1-hour
concentration value from the nearest CO monitoring station (El Cajon) was used as the background
concentration when evaluating the addition of the vehicle-generated CO emissions. Consistent with
the CO Protocol (Caltrans 2010), four receptor locations at each segment were modeled at
pedestrian height to determine CO ambient concentrations. For further details regarding modeling
assumptions, refer to Appendix C.

The results of the model are shown in Table 5.3-9. As shown in Table 5.3-9, the maximum CO
concentration predicted for the 1-hour averaging period at the studied intersections would be 2.3
parts per million (ppm), which is below the 1-hour CO CAAQS of 20 ppm (CARB 2016b). The
maximum predicted 8-hour CO concentration of 1.4 ppm at the studied intersections would be
below the 8-hour CO CAAQS of 9 ppm (CARB 2016b). Neither the 1-hour nor 8-hour CAAQS would be
equaled or exceeded at any of the intersections studied.

Table 5.3-9.
CALINEA4 Predicted Carbon Monoxide Concentrations

Maximum Modeled Impact for Year 2050 (ppm)
Intersection 1-Hour 8-Hour®
Paseo Montril and I-15 Ramp (AM peak hour) 2.3 1.4
Paseo Montril and I-15 Ramp (PM peak hour) 2.3 1.4

Source: Caltrans 1998a (CALINE4).

Notes: ppm = parts per million.

See Appendix C.

a  8-hour concentrations were obtained by multiplying the 1-hour concentration by a persistence factor of 0.6
(Caltrans 2010).

Health Impacts of Other Criteria Air Pollutants

Construction and operation of the proposed project would not result in emissions that exceed the
SDAPCD's emission thresholds for any criteria air pollutants. Regarding VOCs, some VOCs are
associated with motor vehicles and construction equipment, while others are associated with
architectural coatings, the emissions of which would not result in the exceedances of the
SDAPCD's thresholds. Generally, the VOCs in architectural coatings are of relatively low toxicity.
Additionally, SDAPCD Rule 67.0.1 restricts the VOC content of coatings for both construction and
operational applications.
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In addition, VOCs and NOy are precursors to Os, for which the SDAB is designated as
nonattainment with respect to the NAAQS and CAAQS (the SDAB is designated by the EPA as an
attainment area for the 1-hour O3 NAAQS standard and 1997 8-hour NAAQS standard). The health
effects associated with O3, as under Section 5.3.1, Existing Conditions, are generally associated
with reduced lung function. The contribution of VOCs and NOy to regional ambient Os
concentrations is the result of complex photochemistry. The increases in O3 concentrations in the
SDAB due to O3 precursor emissions tend to be found downwind from the source location to allow
time for the photochemical reactions to occur. However, the potential for exacerbating excessive
Os concentrations would also depend on the time of year that the VOC emissions would occur,
because exceedances of the O3 ambient air quality standards tend to occur between April and
October when solar radiation is highest.

The holistic effect of a single project's emissions of Oz precursors is speculative due to the lack of
quantitative methods to assess this impact. Nonetheless, the VOC and NOy emissions associated
with proposed project construction and operations could minimally contribute to regional O3
concentrations and the associated health impacts. While it is not possible to quantitatively
determine the project impact, it is qualitatively assessed based on the project emission levels during
construction and operation, health impacts would be considered less than significant.

Regarding NO,, according to the construction emissions analysis, construction of the proposed
project would not contribute to exceedances of the NAAQS and CAAQS for NO,. As described in
Appendix C, health impacts from exposure to NO, and NO, are associated with respiratory irritation,
which may be experienced by nearby receptors during the periods of heaviest use of off-road
construction equipment. However, these operations would be relatively short term. Additionally, off-
road construction equipment would operate at various portions of the site and would not be
concentrated in one portion of the site at any one time. Construction of the proposed project would
not require any stationary emission sources that would create substantial, localized NOyimpacts.

The VOC and NOy emissions, as described previously, would minimally contribute to regional O3
concentrations and its associated health effects. In addition to Os, NOy emissions would not
contribute to potential exceedances of the NAAQS and CAAQS for NO,. As shown in Table 5.3-2, the
existing NO, concentrations in the area are well below the NAAQS and CAAQS standards. Thus, itis
not expected that the proposed project's operational NO, emissions would result in exceedances of
the NO, standards or contribute to the associated health effects. CO tends to be a localized impact
associated with congested intersections. Thus, the proposed project's CO emissions would not
contribute to significant health effects associated with this pollutant. Likewise, PMo and PM,swould
not contribute to potential exceedances of the NAAQS and CAAQS for particulate matter, would not
obstruct the SDAB from coming into attainment for these pollutants, and would not contribute to
significant health effects associated with particulates.

Significance of Impact
Construction Health Risk

The results of the HRA demonstrate that the TAC exposure from construction diesel exhaust
emissions would result in cancer risk of 22.63 in 1 million, which would exceed the 10 in 1 million
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threshold. Therefore, TAC emissions from construction of the proposed project would expose
sensitive receptors to substantial pollutant concentrations and would result in a potentially
significant impact (Impact AIR-1).

Roadway Health Risk

The DPM emissions from the I-15 freeway would result in a Residential Maximum Individual Cancer Risk
of 7.23 in 1 million and a Residential Chronic Hazard Index of 0.0017. These impact levels would be less
than the SDAPCD significance threshold. Roadway health risk impacts would be less than significant.

Health Impacts of Carbon Monoxide

A quantitative CO hotspot analysis was conducted for the roadway segments that meet the City's
Screening Guidance. It was determined that without mitigation the proposed project would not
result for in a CO hotspot. This would be a less than significant impact.

Health Impacts of Other Criteria Air Pollutants

Based on the preceding considerations, health impacts associated with criteria air pollutants
would be less than significant.

Mitigation
The following mitigation is proposed to reduce Impact AIR-1 related to construction health risk:

MM-AQ-1 Prior to the issuance of a grading permit, the grading and construction plan notes
shall specify that all 50-horsepower or greater diesel-powered equipment is powered
with California Air Resources Board (CARB)-certified Tier 4 Interim engines or better.

An exemption from this requirement may be granted if (1) the applicant
documents equipment with Tier 4 Interim engines or better are not reasonably
available, and (2) the required corresponding reductions in diesel particulate
matter (DPM) emissions can be achieved for the project from other combinations
of construction equipment. Before an exemption may be granted, the applicant’s
construction contractor shall: (1) demonstrate that at least two construction fleet
owners/operators in San Diego County were contacted and that those
owners/operators confirmed Tier 4 Interim equipment or better could not be
located within San Diego County during the desired construction schedule; and (2)
the proposed replacement equipment has been evaluated using California
Emissions Estimator Model (CalEEMod) or other industry standard emission
estimation method and documentation provided to the City of San Diego to
confirm that project-generated construction emissions do not exceed applicable
San Diego Air Pollution Control District's carcinogenic (cancer) risk threshold.
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Significance of Impact After Mitigation

MM-AQ-1 would be implemented to reduce project-generated exhaust PMio (DPM) emissions
(Impact AIR-1). Potential health risk at the maximally exposed individual resident resulting from
proposed construction activities with incorporation of MM-AQ-1 is shown in Table 5.3-10.

Table 5.3-10.

Construction Health Risk Assessment Results - Mitigated

Impact Significance of
Parameter Units Project Impact CEQA Threshold Impact
MICR (residential) | Per Million 2.21 10.0 Less than
Significant
HIC Not 0.0013 1.0 Less than
Applicable Significant

Source: Appendix C.

Notes: CEQA = California Environmental Quality Act; MICR = Maximum Individual Cancer Risk. HIC = Chronic

Hazard Index.

As shown in Table 5.3-10, MM-AQ-1 would reduce construction emissions to below the 10 in a
million cancer risk threshold. With mitigation, the project impact AIR-1 regarding TAC emissions
generated during construction would be reduced to less than significant.

5.3.4.5

Issue 5:

Thresholds

Issue 5: Odors

Would the proposal create objectionable odors affecting a substantial number of people?

To determine the significance of the proposed project’s emissions on the environment, the City of
San Diego (City) CEQA Significance Determination Thresholds (City of San Diego 2016) were used.
Per the City's thresholds, the project would have a significant impact on air quality if the project
would: Create objectionable odors affecting a substantial number of people. The City also states that
the significance of potential odor impacts should be determined based on what is known about the
quantity of the odor compound(s) that would result from the project's proposed use(s), the types of
neighboring uses potentially affected, the distance(s) between the project’s point source(s) and the
neighboring uses such as sensitive receptors, and the resultant concentration(s) at the receptors.

Impact

Section 41700 of the California Health and Safety Code and SDAPCD Rule 51 (Public Nuisance)
prohibit emissions from any source whatsoever in such quantities of air contaminants or other
material that cause injury, detriment, nuisance, or annoyance to the public health or damage to
property. Projects required to obtain permits from SDAPCD are evaluated by SDAPCD staff for
potential odor nuisance, and conditions may be applied (or control equipment required) where
necessary to prevent occurrence of public nuisance.

Paseo Montril EIR

12476.01

April 2022

5.3-36



5.3 - Air Quality and Odor

SDAPCD Rule 51 (Public Nuisance) also prohibits emission of any material that causes nuisance to a
considerable number of persons or endangers the comfort, health, or safety of any person. A
project that proposes a use that would produce objectionable odors would be deemed to have a
significant odor impact if it would affect a considerable number of off-site receptors. Odor issues are
very subjective by the nature of odors themselves and due to the fact that their measurements are
difficult to quantify. As a result, this guideline is qualitative and will focus on the existing and
potential surrounding uses and location of sensitive receptors.

The occurrence and severity of potential odor impacts depends on numerous factors: the
nature, frequency, and intensity of the source; the wind speeds and direction; and the sensitivity
of receiving location each contribute to the intensity of the impact. Although offensive odors
seldom cause physical harm, they can be annoying, cause distress among the public, and
generate citizen complaints.

Construction

Odors would be potentially generated from vehicles and equipment exhaust emissions during
construction of the proposed project. Potential odors produced during proposed construction
would be attributable to concentrations of unburned hydrocarbons from tailpipes of construction
equipment, architectural coatings, and asphalt pavement application. Such odors would disperse
rapidly from the project site and generally occur at magnitudes that would not affect a substantial
number of people.

Operation

Land uses and industrial operations associated with odor complaints include agricultural uses,
wastewater treatment plants, food-processing plants, chemical plants, composting, refineries,
landfills, dairies, and fiberglass molding (SCAQMD 1993). The proposed project includes residential
and commercial uses, which would not generate operational odors that would affect a substantial
number of people.

Significance of Impact
Impacts associated with odors during construction and operation would be less than significant.
Mitigation

No mitigation would be required.
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5.3.4.6 Issue 6: Alteration of Air Movement

Issue 6: Would the proposal result in a substantial alteration of air movement in the
area of the project?

Thresholds

Impacts would be significant if the project results in a substantial alteration of air movement in
the area of the project.

Impact

This issue is usually associated with placement of high structures in proximity to one-another that
can result in tunneling of air movement in an area that was previously unobstructed. In the case
of the project, structures would be placed within the site and is primarily characterized by native
habitat and disturbed habitat. Surrounding land uses include residential development to the west,
commercial to the south, open space to the north and I-15 to the east. Residential structures
would be 40 feet in height and would be placed on two terraces cut into the hillside. They also
would be at different elevations than the adjacent developments with intervening topography and
would not generate air flow patterns that would travel through to off-site developed areas.
Although localized effects would vary from the existing condition, substantial alteration of air
movement would not occur.

Significance of Impact
Impacts relating to substantial alternations of air movement would be less than significant.
Mitigation

No mitigation would be required.
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5.4 Biological Resources

This section describes the existing biological resources conditions of the Paseo Montril Project
(project) site; identifies associated regulatory requirements; evaluates potential impacts; and
identifies mitigation measures, as applicable, related to implementation of the project. The following
discussion is based on the Biological Resources Technical Report prepared by Dudek (February
2022) and included as Appendix D.

5.4.1 Existing Conditions

Physical Conditions

Currently, the project site is undeveloped, surrounded by existing residential, commercial, and
transportation infrastructure. The site is primarily characterized by undeveloped land on a hillside.
The site is composed of mostly native vegetation communities, as detailed below. The off-site Paseo
Montril Road area consists of urban/developed land. The elevations within the project area range
from approximately 431 feet above mean sea level in the southwest of the project area near
Interstate (I) 15 to approximately 568 feet above mean sea level near the center of the project area
(Appendix D).

Vegetation Communities

Three vegetation communities (two native and one non-native) were identified on the project site:
Diegan coastal sage scrub, Diegan coastal sage scrub (disturbed), and eucalyptus woodland. In
addition, two land cover types were found on the project site: disturbed habitat and
urban/developed land (Appendix D). The mapped vegetation communities on the project site are
shown in Figure 5.4-1, Biological Resources, and their acreages are detailed in Table 5.4-1. The
vegetation communities and land cover types recorded in the project area are described below.

Table 5.4-1
Upland Vegetation Communities and Land Cover Types
in the Project Area

City of San Diego
Biology Guidelines
Vegetation Community/ Vegetation Subarea | On-Site | Off-Site | Total

Land Cover Type Community Plan Tier |Acreage |Acreage |Acreage

Native Vegetation Communities

Diegan coastal sage scrub Coastal sage scrub Il 7.78 — 7.78
Disturbed Diegan coastal sage |Coastal sage scrub Il 5.37 — 5.37
scrub

Non-Native Vegetation Communities and Land Covers

Eucalyptus woodland Eucalyptus woodland v 0.03 0.01 0.04
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Table 5.4-1
Upland Vegetation Communities and Land Cover Types
in the Project Area

City of San Diego
Biology Guidelines

Vegetation Community/ Vegetation Subarea | On-Site | Off-Site | Total
Land Cover Type Community Plan Tier |Acreage |Acreage |Acreage
Urban/Developed Disturbed Land v 0.12 0.81 0.93
Disturbed Habitat Disturbed Land v 1.90 0.01 1.91

Total| 15.20 0.83 16.03

Source: Appendix D.
Diegan Coastal Sage Scrub

Coastal sage scrub is a native vegetation community composed of a variety of soft, low, aromatic
shrubs, characteristically dominated by drought-deciduous species—such as California sagebrush
(Artemisia californica), California buckwheat (Eriogonum fasciculatum), and sages (Salvia spp.)—with
scattered evergreen shrubs, including lemonade sumac (Rhus integrifolia) and laurel sumac (Malosma
laurina) (Appendix D).

Diegan coastal sage scrub occupies 7.78 acres within the on-site portion of the project area. Within
the project parcel, coastal sage scrub makes up the majority of the site. The coastal sage scrub
within the site is dense and consists mostly of native species, especially on the northern portion of
the site. Near the southern portion of the site, the coastal sage scrub becomes more disturbed.
Species that dominate the coastal sage scrub include black sage (Salvia mellifera), California encelia
(Encelia californica), California sagebrush, California buckwheat (Eriogonum fasciculatum var.
fasciculatum), spiny redberry (Rhamnus crocea), and laurel sumac (Appendix D). Coastal sage scrub
(including disturbed forms) is considered a Tier Il habitat by the City of San Diego (City) Biology
Guidelines (City of San Diego 2018a).

Diegan Coastal Sage Scrub (Disturbed)

Disturbed Diegan coastal sage scrub is a Tier Il land cover type. Disturbed Diegan coastal sage scrub
differs from the non-disturbed form as it has a higher percentage of non-native species, areas of
bare ground, or higher levels of soil disturbance. Disturbed Diegan coastal sage scrub is still
considered a native vegetation community that consists of many of the same coastal sage scrub
species (Appendix D).

Disturbed Diegan coastal sage scrub occupies 5.37 acres within the on-site portion of the project
area. Within the project parcel, disturbed coastal sage scrub makes up the southern edge of the site.
Disturbed coastal sage scrub is dominated by California sagebrush and California encelia (Appendix
D). The City's Biology Guidelines (City of San Diego 2018a) do not distinguish between coastal sage
scrub (disturbed) and general coastal sage scrub; therefore, it is considered a Tier Il habitat.
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Urban/Developed Land

Urban/developed land represents areas that have been constructed upon or otherwise physically
altered to an extent that native vegetation communities are not supported. This land cover type
generally consists of semi-permanent structures, homes, parking lots, pavement or hardscape, and
landscaped areas that require maintenance and irrigation (e.g., ornamental greenbelts). Typically,
this land cover type is unvegetated or has some ornamental vegetation. Areas mapped as
urban/developed occupy 0.93 acres, which includes 0.12 acres in the on-site portion and 0.81 acres
in the off-site portion of the project area. Areas on site with developed land are paved roads
(Appendix D). Developed land is considered a Tier IV habitat (disturbed land) per the City’'s Biology
Guidelines (City of San Diego 2018a).

Disturbed Habitat

Disturbed habitat is a land cover type characterized by a predominance of non-native species, often
introduced and established through human action. Disturbed habitat are areas that have been
physically disturbed and are no longer recognizable as native or naturalized vegetation associations
but continue to retain a soil substrate. Typically, vegetation, if present, is nearly exclusively
composed of non-native plant species such as ornamentals or ruderal exotic species (Appendix D).

The areas mapped as disturbed habitat occupy 1.91 acres, which includes 1.90 acres in the on-
site portion and 0.01 acres in the off-site portion of the project area. Disturbed habitat is on the
southern and western section of the project area. A small section of disturbed habitat occurs on
old roads of the site that consist of little vegetation or non-native plant species. Disturbed
habitat consists of non-native vegetation on site. The disturbed habitat is dominated by black
mustard (Brassica nigra) and artichoke thistle (Cynara cardunculus). Less commonly occurring
within the disturbed habitat is prickly sow-thistle (Sonchus asper ssp. asper), Italian thistle
(Carduus pycnocephalus ssp. pycnocephalus), short-pod mustard (Hirschfeldia incana), dwarf nettle
(Urtica urens), dryer's rocket (Reseda luteola), tree tobacco (Nicotiana glauca), hottentot fig
(Carpobrotus edulis), and hollow-stem asphodel (Asphodelus fistulosus) (Appendix D). Disturbed
habitat is considered a Tier IV habitat (disturbed land) per the City's Biology Guidelines (City of
San Diego 2018a).

Eucalyptus Woodland

Eucalyptus woodland is a “naturalized” vegetation community that is fairly widespread in Southern
California and is considered a woodland habitat. It typically consists of monotypic stands of
introduced Australian eucalyptus trees (Eucalyptus globulus). Although eucalyptus woodlands are of
limited value to most native plants and animals, they frequently provide nesting and perching sites
for several raptor species.

The area mapped as eucalyptus woodland occupies 0.03 acres within the on-site portion, and 0.01
acres within the off-site portion of the project area. It is on the far southern portion of the project
site. Dominant species include eucalyptus (Appendix D). Eucalyptus woodland is considered a Tier IV
habitat per the City's Biology Guidelines (City of San Diego 2018a).
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Jurisdictional Resources/Wetlands

No city, state, or federally defined wetlands occur within the project area. The site currently supports
a small drainage swale that is regulated by the California Department of Fish and Wildlife (CDFW)
and Regional Water Quality Control Board (RWQCB) (Appendix D). This drainage area does not
contain hydric soils, and supports upland vegetation (Diegan coastal sage scrub) (Figure 5.4-1). The
drainage does not qualify as a City of San Diego wetland (City of San Diego 2018a).

Floral Diversity

A total of 107 species of native or naturalized plants, 58 native (54%) and 49 non-native (46%), were
recorded during the biological reconnaissance survey for the project. A cumulative list of all plant
species observed in the project area is provided in Appendix D. Two special-status plant species, San
Diego County viguiera (Bahiopsis [Viguiera] laciniata; California Rare Plant Rank [CRPR] 4.3) and coast
barrel cactus (Ferocactus viridescens var. viridescens; CRPR 2B.1 and MSCP Covered Species), were
observed during focused rare plant surveys in 2021.

Special-Status Plants

Plant species are considered special status if they have been listed or proposed for listing by the
federal or state government as rare, endangered, or threatened (“listed species”); have a CRPR of 1-
4; are listed as an MSCP Covered Species; and/or have been adopted by the City as harrow endemic
plant species. Development of the project would impact natural habitat and sensitive vegetation
communities where the species could occur. Focused rare plant surveys were conducted in April and
May 2021. No sensitive plant species have high or moderate potential to occur within the project
area (Appendix D). Two sensitive plant species, San Diego County viguiera and coastal barrel cactus,
were observed during rare plant surveys in 2021.

San Diego County viguiera is a CRPR 4.3 species. This shrub is found at elevations ranging from 195
to 2,460 feet above mean sea level in chaparral and coastal scrub (CNPS 2020). San Diego County
viguiera occurs in San Diego, Los Angeles, Orange, Riverside, and Ventura Counties. This species
typically blooms February through June. San Diego County viguiera was observed planted adjacent
to the site along I-15 within the California Department of Transportation (Caltrans) right-of-way on
site; this is not a natural occurrence of the species. Thus, the San Diego County viguiera is
considered ornamental and is not considered sensitive.

Coast barrel cactus is a CRPR 2B.1, and MSCP Covered Species. This succulent is located at
elevations less than 1,500 feet above mean sea level within chaparral, coastal scrub, valley and
foothill grasslands, and sometimes vernal pools. This species blooms May through July. Coast barrel
cactus was observed in the central portion of the site near the central drainage (Appendix D).

Wildlife Diversity

The project area supports habitat primarily for upland species within coastal sage scrub and
disturbed habitat. These upland habitats also provide foraging and nesting habitat for migratory and
resident bird species and other wildlife species. A total of 31 wildlife species—22 birds, two
butterflies, three mammals, and four reptiles—were recorded during the biological reconnaissance
surveys and rare plant surveys for the project area. Of the total 31 wildlife species observed during
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the reconnaissance survey, one special-status and MSCP Covered Species was observed: coastal
California gnatcatcher (Polioptila californica californica). A list of all common and sensitive wildlife
species observed in the project area during the 2020 and 2021 surveys is provided in Appendix D.

Special-Status Wildlife

Sensitive wildlife species are those listed as federal/state endangered or threatened, those proposed
for listing, those fully protected by CDFW, those on the California Watch List, California Species of
Special Concern (SSC), or MSCP Covered Species. Special-status wildlife species determined to have a
high potential to occur within the project area include orange-throated whiptail (Aspidoscelis
hyperythra) and San Diego desert woodrat (Neotoma lepida intermedia). Special-status wildlife species
determined to have a moderate potential to occur within the project area are Southern California
legless lizard (Anniella stebbinsi), San Diegan tiger whiptail (Aspidoscelis tigris stejnegeri), red
diamondback rattlesnake (Crotalus ruber), Blainville's horned lizard (Phrynosoma blainvillii), Coronado
skink (Plestiodon skiltonianus interparietalis), and coast patch-nosed snake (Salvadora hexalepis
virgultea) (Appendix D). Northwestern San Diego pocket mouse (Chaetodipus fallax fallax) has a low to
moderate potential to occur because it prefers more open habitats but is wide-ranging throughout
San Diego County.

Two special-status and MSCP Covered Species, coastal California gnatcatcher and western bluebird
(Sialia mexicana), were observed during the biological reconnaissance survey in January 2020. A
description of species observed on site, as well as those with high or moderate potential to occur, is
provided below. Appendix D provides a description of these species, as well as those with a low or
no potential to occur.

Coastal California Gnatcatcher

Coastal California gnatcatcher is federally listed as threatened, an SSC, and an MSCP Covered
Species. Coastal California gnatcatcher breeds in lower elevations (lower than 500 meters [1,640
feet]) south and west of the Transverse and Peninsular Ranges (Atwood and Bolsinger 1992). Higher
densities of this species occur in coastal San Diego and Orange Counties, and lower densities are
found in Los Angeles, Orange, western Riverside, southwestern San Bernardino, and inland San
Diego Counties (Atwood 1993; Preston et al. 1998). Coastal California gnatcatcher primarily occupies
open coastal sage scrub habitat that is dominated by California sagebrush. This species is relatively
absent from coastal sage scrub habitats dominated by black sage (Salvia mellifera), white sage (Salvia
apiana), or sugar sumac (Rhus ovata).

Five coastal California gnatcatcher individuals were observed in the coastal sage scrub habitat,
including one individual located in the western portion and two pairs located in the southwestern
portion, of the project area (Figure 5.4-1). Suitable habitat within the project area has the potential
to support the federally threatened coastal California gnatcatcher. This habitat is the dominant
vegetation community within the project area. Good-quality, well-diversified, and well-structured
coastal sage scrub habitat mapped on the site was the dominant vegetation community within the
project area (Appendix D).
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Western Bluebird

Western bluebird is an MSCP Covered Species. It is a common resident bird in San Diego County,
where it prefers montane coniferous and oak woodlands (Unitt 2004). It nests in old-growth red fir,
mixed conifer, and lodgepole pine habitats near wet meadows used for foraging. It is a cavity nester.
Because this species is not considered special status by state or federal agencies, it is not tracked in
the California Natural Diversity Database (CNDDB) (Appendix D). Western bluebird was observed
within disturbed coastal sage scrub along the southern boundary of the project area (Figure 5.4-1).
Because suitable nesting conditions are not present within the project area, this species is not
expected to nest within the project area.

Southern California Legless Lizard

Southern California legless lizard is a California SSC. Typical habitat for this species consists of
coastal dunes, stabilized dunes, beaches, dry washes, valley-foothill, chaparral, and scrubs, and
pine, oak, and riparian woodlands associated with sparse vegetation and moist, sandy, or loose and
loamy soils. Some moisture is needed for this species, and a tributary is present on site. Typically, it
is difficult to see a Southern California legless lizard on a reconnaissance study because they burrow
into the soil and live underground or deeper in leaf litter. There are documented occurrences less
than 5 miles from the site, and an abundance of occurrences near Lake Hodges approximately 6.5
miles from the site (Inaturalist 2020). Ground disturbance will move legless lizards to the soil
surface. This species has a moderate potential to occur within the project site, as there is suitable
scrub habitat and leaf litter, as well as a tributary on site (Appendix D).

Orange-Throated Whiptail

Orange-throated whiptail is a California Watch List species. This species can be found in low-
elevation coastal scrub, chaparral, and valley-foothill hardwood. Coastal brushy habitat with loose
soils is the preferred habitat for orange-throated whiptail (Calherps 2020). There is suitable coastal
scrub habitat present within the project area to support this species. In addition, a tributary is
located within the project site, creating habitat for small invertebrates that orange-throated whiptail
will feed on. Documented points of orange-throated whiptail occur in all directions of the site
(Inaturalist 2020). CNDDB occurrences are documented 0.5 miles south of the project site within
open space south of Poway Road (CDFW 2020). This species has a high potential to occur within the
project area.

San Diegan Tiger Whiptail

San Diegan tiger whiptail is a California SSC. This species can be found in a variety of vegetation, but
is more likely to be found in sparse, open vegetation (Calherps 2020). The project site consists of
dense coastal sage scrub in many portions, but does have some openings. Documented locations do
occur near the site because of the amount of surrounding open space. On the other side of Rancho
Pefiasquitos boulevard, San Diegan tiger whiptail is documented a short distance away (Inaturalist
2020). This species has a moderate potential to occur within the project area.

Red Diamondback Rattlesnake

Red diamondback rattlesnake is not listed as a special-status species under federal, state, or the
City's MSCP regulations. This species can be found in coastal scrub, chaparral, oak and pine
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woodlands, rocky grasslands, cultivated areas, and desert flats habitats. The project site has
numerous woodrat middens providing an abundance of prey. A CNDDB occurrence is approximately
1.8 miles east of the project site southwest of Pomerado Road (CDFW 2020). A documented
occurrence approximately 200 meters from the site was recorded June 26, 2019 (Inaturalist 2020).
This species has a moderate potential to occur, as there is suitable coastal scrub habitat present
within the project area.

Blainville's Horned Lizard

Blainville’s horned lizard is a California SSC and a Covered Species under the City's MSCP Subarea
Plan. This species can be found in open areas of sandy soil in valleys, foothills, and semiarid
mountains, including coastal scrub, chaparral, valley-foothill hardwood, conifer, riparian, pine-
cypress, juniper, and annual grassland habitats. The closest known CNDDB occurrence is
approximately 1.3 miles east of the project area along the eastern slope of Van Dam Mountain
(CDFW 2020). Documented occurrences are found across |-15 in the same habitat (Inaturalist 2020).
In addition, small invertebrates are present on site, providing food needed for Blainville’s horned
lizard. Harvester ants (Pogonomyrmex spp.) are its preferred diet (Calherps 2020). Harvester ants
were not observed during the initial reconnaissance study but may be present. This species has a
moderate potential to occur, as there is suitable coastal scrub and sandy soil present, and the
project site does have some openings.

Coronado Skink

Coronado skink is listed as a California Watch List species. This species can be found in woodlands,
grasslands, pine forests, and chaparral, and rocky areas near water. It prefers rocky areas near
streams (Calherps 2020). The closest known CNDDB occurrence is approximately 1.9 miles
southwest of the project site within Pefiasquitos Canyon Park (CDFW 2020). However, Coronado
skink documented sightings occur in all directions around the project site. The closest location is
northwest of the site just off State Route 56 (Inaturalist 2020). This species has a moderate potential
to occur within the project site, as a tributary occurs within the project site, and Coronado skink is
likely to be found closer to the tributary and may congregate in that area.

Coast Patch-Nosed Snake

Coast patch-nosed snake is listed as a California SSC. This species can be found in brushy or shrubby
vegetation and requires small mammal burrows for refuge and overwintering sites. Coast patch-
nosed snakes are found in semi-arid brushy habitat (Calherps 2020). There is suitable shrubby
vegetation present within the project site, but few mammal burrows were noted in the
reconnaissance survey (Appendix D). Documented occurrences have been found close to the site in
both the northwestern and northeastern directions (Inaturalist 2020). This species has a moderate
potential to occur within the project site.

Northwestern San Diego Pocket Mouse

Northwestern San Diego pocket mouse is listed as a California SSC. This species can be found in
coastal scrub, mixed chaparral, sagebrush, desert wash, desert scrub, desert succulent shrub,
pinyon-juniper, and annual grassland. This species has a moderate potential to occur, as there is
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suitable coastal scrub habitat present within the project area. However, there are no known
occurrences within 5 miles of the project area (CDFW 2020).

San Diego Desert Woodrat

San Diego desert woodrat is listed as a California SSC. This species can be found in coastal scrub,
desert scrub, chaparral, cacti, and rocky areas. San Diego desert woodrat middens were observed
during vegetation mapping and general surveys in 2017 throughout the site (Recon 2018). The
closest known CNDDB occurrence is approximately 4.2 miles north of the project site within Rancho
Bernardo (CDFW 2020). This species has a high potential to occur within the project area.

Wildlife Corridors and Habitat Linkages

Wildlife corridors are linear features that connect large patches of natural open space and provide
avenues for animals to travel between these larger open space areas. Wildlife corridors contribute
to population viability by ensuring the continual exchange of genes between populations, which
helps maintain genetic diversity; providing access to adjacent habitat areas, representing additional
territory for foraging and mating; allowing for a greater carrying capacity; and providing routes for
colonization of habitat lands following local population extinctions or habitat recovery from
ecological catastrophes.

Habitat linkages are patches of native habitat that function to join two larger patches of habitat.
They serve as connections between habitat patches and help reduce the adverse effects of habitat
fragmentation. Although individual animals may not move through a habitat linkage, the linkage
does represent a potential route for gene flow and long-term dispersal. Habitat linkages may serve
as both habitat and avenues of gene flow for small animals, such as reptiles and amphibians.
Habitat linkages may be represented by continuous patches of habitat or by nearby habitat “islands”
that function as steppingstones for dispersal.

The project area provides limited refuge and cover for wildlife species and their movements. It is
unlikely to be a wildlife corridor due to the disturbed condition of the majority of land throughout
the project area, and the site is surrounded by residential and commercial uses and I-15. Wildlife
could move between the habitat along the northern boundary of the project area and the adjacent
land just north of the project area; however, this natural habitat is bounded on all sides by roads
and residential development, and therefore, movement would be restricted and fragmented.

The Multi-Habitat Planning Area (MHPA) of the MSCP was designed to include key biological core
and linkage areas within the City (City of San Diego 1997). The project site is not within the
designated MHPA and has been determined not to be a biological core or linkage area. The MHPA
boundary is approximately 0.08 miles (440 feet) southeast of the project area across I-15 and is
therefore not adjacent to the project area.
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54.2 Regulatory Framework

Federal
Federal Endangered Species Act

Under the federal Endangered Species Act of 1973 (ESA), the Secretary of the Interior and the
Secretary of Commerce jointly have the authority to list a species as threatened or endangered (16
USC 1533][c]). Pursuant to the requirements of the federal ESA, an agency reviewing a project within
its jurisdiction must determine whether any federally listed threatened or endangered species may
be present in the planning area, and determine whether the project would have a potentially
significant impact on such species. In addition, the agency is required to determine whether the
project is likely to jeopardize the continued existence of any species proposed to be listed under the
federal ESA or result in the destruction or adverse modification of critical habitat proposed to be
designated for such species (16 USC 1536[3][4]). The U.S. Fish and Wildlife Service (USFWS) and the
National Oceanic and Atmospheric Administration National Marine Fisheries Service are responsible
for implementation of the federal ESA.

USFWS also publishes a list of candidate species. Species on this list receive special attention from
federal agencies during environmental review, although they are not protected otherwise under the
federal ESA. The candidate species are those for which USFWS has sufficient biological information
to support a proposal to list them as endangered or threatened.

Migratory Bird Treaty Act

The Migratory Bird Treaty Act prohibits the take of any migratory bird or any part, nest, or eggs of
any such bird. Under the Migratory Bird Treaty Act, “take” is defined as “pursue, hunt, shoot,
wound, kill trap, capture, or collect, or any attempt to carry out these activities” (16 USC 703 et
seq.). Additionally, Executive Order 13186, Responsibilities of Federal Agencies to Protect
Migratory Birds, requires that any project with federal involvement address impacts of federal
actions on migratory birds with the purpose of promoting conservation of migratory bird
populations (66 FR 3853-3856). Executive Order 13186 requires federal agencies to work with
USFWS to develop a memorandum of understanding. USFWS reviews actions that might affect
these species. Currently, birds are considered to be nesting under the Migratory Bird Treaty Act
only when there are eggs or chicks that are dependent on the nest. The project is required to
comply with the Migratory Bird Treaty Act, as applicable.

State
California Endangered Species Act

CDFW administers the California Endangered Species Act (CESA) (CFGC Section 2050 et seq.), which
prohibits the take of plant and animal species designated by the California Fish and Game
Commission as endangered or threatened in California. Under CESA Section 86, “take” is defined as
“hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, or kill.” CESA Section
2053 stipulates that state agencies may not approve projects that will “jeopardize the continued
existence of any endangered species or threatened species or result in the destruction or adverse
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modification of habitat essential to the continued existence of those species, if there are reasonable
and prudent alternatives available consistent with conserving the species or its habitat which would
prevent jeopardy.”

Sections 3511, 4700, and 5515 of the California Fish and Game Code (CFGC) designate certain birds,
mammals, and fish as “fully protected” species. These species may not be taken or possessed
without a permit from the California Fish and Game Commission, and such take may only occur
pursuant to scientific research or in connection with an authorized Natural Communities
Conservation Plan. No incidental take of fully protected species is allowed.

CESA Sections 2080 through 2085 address the taking of threatened, endangered, or candidate
species by stating, “No person shall import into this state, export out of this state, or take, possess,
purchase, or sell within this state, any species, or any part or product thereof, that the Commission
determines to be an endangered species or a threatened species, or attempt any of those acts,
except as otherwise provided in this chapter, the Native Plant Protection Act (CFGC Sections 1900-
1913), or the California Desert Native Plants Act (Food and Agricultural Code, Section 80001).”

Sections 2081(b) and 2081(c) of the CFGC authorize take of endangered, threatened, or candidate
species if take is incidental to otherwise lawful activity and if specific criteria are met. In such cases,
CDFW issues the applicant an incidental take permit, which functions much like an incidental take
statement in the federal context. Sections 2081(b) and 2081(c) also require CDFW to coordinate
consultations with USFWS for actions involving federally listed species that are also state-listed
species. In certain circumstances, Section 2080.1 of the CESA allows CDFW to adopt a federal
incidental take statement or a 10(a) permit as its own, based on its findings that the federal permit
adequately protects the species and is consistent with state law. As mentioned above, CDFW may
not issue a Section 2081(b) incidental take permit for take of fully protected species. The CFGC lists
the fully protected species in Section 3511 (birds), Section 4700 (mammals), Section 5050 (reptiles
and amphibians), and Section 5515 (fish).

California Fish and Game Code

Streambed Alteration Agreement

Pursuant to Section 1602 of the CFGC, CDFW regulates all diversions, obstructions, or changes to the
natural flow or bed, channel, or bank of any river, stream, or lake that supports fish or wildlife. A
Streambed Alteration Agreement (CFGC Section 1602 et seq.) is required for impacts on
jurisdictional resources, including streambeds and associated riparian habitat.

Birds and Mammals

According to Sections 3511 and 4700 of the CFGC, which regulate birds and mammals, a fully
protected species may not be taken or possessed. CDFW may not authorize the take of such
species except for necessary scientific research; for the protection of livestock; and when the take
occurs for fully protected species within an approved Natural Communities Conservation Plan,
such as the East County MSCP, which, if developed and approved, will cover the proposed project’s
biological study area.
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Resident and Migratory Birds

The CFGC provides protection for wildlife species. It states that no mammal, bird, reptile, amphibian, or
fish species listed as fully protected can be “taken or possessed at any time.” In addition, CDFW affords
protection over the destruction of nests or eggs of native bird species (CFGC Section 3503), and it states
that no birds in the orders of Falconiformes or Strigiformes (birds of prey) can be taken, possessed, or
destroyed (CFGC Section 3503.5). CDFW cannot issue permits or licenses that authorize the take of any
fully protected species, except under certain circumstances such as scientific research and live capture
and relocation of such species pursuant to a permit for the protection of livestock (CFGC Section 3511).
Separate from federal and state designations of species, CDFW designates certain vertebrate species as
a California SSC based on declining population levels, limited ranges, and/or continuing threats that have
made them vulnerable to extinction.

California Native Plant Protection Act

The Native Plant Protection Act of 1977 (CFGC Sections 1900-1913) directed CDFW to carry out the
legislature’s intent to “preserve, protect and enhance rare and endangered plants in this State.” The
Native Plant Protection Act gave the California Fish and Game Commission the power to designate
native plants as “endangered” or “rare,” and to protect endangered and rare plants from take. When
CESA was passed in 1984, it expanded on the original Native Plant Protection Act, enhanced legal
protection for plants, and created the categories of “threatened” and “endangered” species to
parallel the federal ESA. CESA categorized all rare animals as threatened species under CESA, but did
not do so for rare plants, which resulted in three listing categories for plants in California: rare,
threatened, and endangered. The Native Plant Protection Act remains part of the CFGC, and
mitigation measures for impacts on rare plants are specified in a formal agreement between CDFW
and project proponents.

Porter-Cologne Water Quality Control Act

The Porter-Cologne Water Quality Control Act (Porter-Cologne Act) protects water quality and the
beneficial uses of water. It applies to surface water and groundwater. Under this law, the State
Water Resources Control Board develops statewide water quality plans, and the RWQCBs develop
regional basin plans that identify beneficial uses, water quality objectives, and implementation
plans. The RWQCBs have the primary responsibility to implement the provisions of statewide plans
and basin plans. Waters regulated under the Porter-Cologne Act include isolated waters that are not
regulated by the U.S. Army Corps of Engineers. Developments with impacts on jurisdictional waters
must demonstrate compliance with the goals of the Porter-Cologne Act by developing Stormwater
Pollution Prevention Plans, Standard Urban Stormwater Mitigation Plans, and other measures to
obtain a Clean Water Act Section 401 certification.

Local
Multiple Species Conservation Program

The City is a participant in the San Diego MSCP Plan, a comprehensive, regional, long-term habitat
conservation program designed to provide permit issuance authority for take of Covered Species to
the local regulatory agencies. The MSCP Plan addresses habitat and species conservation within
approximately 900 square miles in the southwestern portion of San Diego County (County of San
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Diego 1998). It serves as an approved habitat conservation plan pursuant to an approved Natural
Communities Conservation Plan in accordance with the state Natural Communities Conservation
Planning Act (County of San Diego 1998).

The MSCP Plan establishes a preserve system designed to conserve large blocks of interconnected
habitat having high biological value that are delineated into MHPAs. The City's MHPA is a “hard line”
preserve developed by the City in cooperation with the wildlife agencies, property owners, developers,
and environmental groups. The MHPA identifies biological core resource areas and corridors targeted
for conservation, in which only limited development may occur (City of San Diego 1997).

The MSCP Plan identifies 85 plants and animals to be covered under the plan (“Covered Species”).
Many of these Covered Species are subject to one or more protective designations under state
and/or federal law, and some are endemic to San Diego. The MSCP Plan seeks to provide adequate
habitat in the preserve to maintain ecosystem functions and persistence of extant populations of
the 85 Covered Species while also allowing participating landowners take of Covered Species on
lands located outside of the preserve. The purpose of the MSCP Plan is to address species
conservation on a regional level and thereby avoid project-by-project biological mitigation, which
tends to fragment habitat.

City of San Diego MSCP Subarea Plan

The City's Subarea Plan (City of San Diego 1997) encompasses 206,124 acres within the MSCP Plan
area. The project area is located within the Northern Area of the Subarea Plan (City of San Diego
1997). The Subarea Plan is characterized by urban land uses with approximately three-quarters
either built out or retained as open space/park system. As mentioned previously, the City MHPA is a
hard-line preserve developed by the City in cooperation with the wildlife agencies, property owners,
developers, and environmental groups. The MHPA identifies biological core resource areas and
corridors targeted for conservation, in which only limited development may occur (City of San Diego
1997). The MHPA is considered an urban preserve that is constrained by existing or approved
development and comprises habitat linkages connecting several large core areas of habitat. The
criteria used to define core and linkage areas involves maintaining ecosystem function and
processes, including large animal movement. Each core area is connected to other core areas or to
habitat areas outside of the MSCP area either through common boundaries or through linkages.
Core areas have multiple connections to help ensure that the balance in the ecosystem will be
maintained (City of San Diego 1997). Critical habitat linkages between core areas are conserved in a
functional manner, with a minimum of 75% of the habitat within identified linkages conserved (City
of San Diego 1997). The project area is located outside of these habitat linkages and core areas, with
the nearest MHPA being approximately 0.08 miles (440 feet) from the project area.

City of San Diego Biology Guidelines

The City's Development Services Department developed the Biology Guidelines presented in the
Land Development Manual “to aid in the implementation and interpretation of the Environmentally
Sensitive Lands Regulations, San Diego Land Development Code, Chapter 14, Division 1, Section
143.0101 et seq., and the Open Space Residential (OR-1-2) Zone, Chapter 13, Division 2, Section
131.0201 et seq.” (City of San Diego 2018a). The guidelines also provide standards for the
determination of impacts and mitigation under CEQA and the California Coastal Act. Sensitive
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biological resources, as defined by the ESL regulations, include lands within the MHPA and other
lands outside of the MHPA that contain wetlands; vegetation communities classifiable as Tier |, 11,
1A, or 1lIB; habitat for rare, endangered, or threatened species; and narrow endemic species. The
most sensitive habitats are classified as Tier | with the least sensitive classified as Tier IV, and varying
mitigation ratios and requirements that mitigation be in tier or in kind are based on the sensitivity of
the habitat being affected.

In addition, the location of impacts inside or outside of the City's MHPA also determines where and
how much mitigation is required, with the highest ratios being required for mitigation outside of the
MHPA when project impacts occur within the MHPA (City of San Diego 2018a). Habitat mitigation
requirements, along with seasonal grading restrictions, provide protections for sensitive species,
with additional species-specific mitigation required for significant impacts to narrow endemic
species. Limitations on development in the MHPA also protect wildlife movement corridors (e.g.,
linear areas of the MHPA less than 1,000 feet wide) (City of San Diego 2018a).

54.3 Impacts Analysis

5.4.3.1 Issues 1 and 2: Sensitive Habitats, and Special Status Plants
and Wildlife

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

Issue 2:  Would the project result in a substantial adverse impact on any Tier | Habitats, Tier Il
Habitats, Tier 11I1A Habitats, or Tier 11IB Habitats as identified in the Biology Guidelines
of the Land Development manual or other sensitive natural community identified in
local or regional plans, policies, regulations, or by the CDFW or USFWS?

Threshold

According to the City’s Significance Determination Thresholds (City of San Diego 2020), potential impacts
to biological resources are assessed through review of the project's consistency with the City's ESL
regulations, Biology Guidelines, and MSCP Subarea Plan. Before a determination of the significance of an
impact can be made, the presence and nature of the biological resources must be established. Thus,
significance determination, pursuant to the City’s Significance Determination Thresholds, proceeds in
two steps: (1) determine if significant biological resources are present, and (2) determine the sensitivity of
identified biological resources in terms of direct, indirect, and cumulative impacts that would result from
project implementation.

1. Sensitive biological resources are defined by the City of San Diego Municipal Code as follows:

e Lands that have been included in the MHPA as identified in the City of San Diego MSCP
Subarea Plan (City of San Diego 1997).

e Wetlands (as defined by the Municipal Code, Section 113.0103).
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e Lands outside the MHPA that contain Tier | Habitats, Tier Il Habitats, Tier llIA Habitats, or
Tier 11IB Habitats as identified in the Biology Guidelines of the Land Development Manual
(City of San Diego 2018a).

e Lands supporting species or subspecies listed as rare, endangered, or threatened.

e Lands containing habitats with narrow endemic species as listed in the Biology
Guidelines of the Land Development Manual.

e Lands containing habitats of covered species as listed in the Biology Guidelines of the
Land Development Manual.

2. Occurrence of any of the following situations associated with identified biological resources
may indicate significant direct and indirect biological impacts.

A. Direct Impacts

e Anyencroachment in the MHPA is considered a significant impact to the
preservation goals of the MSCP. Any encroachment into the MHPA (in excess of the
allowable encroachment by a project) would require a boundary adjustment, which
would include a habitat equivalency assessment to ensure that what would be added
to the MHPA is at least equivalent to what would be removed.

e Lands containing Tier |, Il, IlIA, and IlIB habitats and all wetlands are considered sensitive
and declining habitats. Impacts to these resources may be considered significant.

e Impacts to individual sensitive species, outside of any impacts to habitat, may also be
considered significant based on the rarity and extent of impacts. Impacts to state or
federally listed species and all narrow endemics should be considered significant.

e Certain species covered by the MSCP and other species not covered by the MSCP
may be considered significant on a case-by-case basis taking into consideration all
pertinent information regarding distribution, rarity, and the level of habitat
conservation afforded by the MSCP.

B. Indirect Impacts
The Significance Determination Thresholds indicate that depending on the
circumstances, indirect effects of a project may be as significant as the direct effects of
the project. Indirect effects include, but are not limited to, the following impacts:
e Introduction of urban meso-predators into a biological system
e Introduction of urban runoff into a biological system
e Introduction of invasive exotic plant species into a biological system
e Noise and lighting impacts
e Alteration of a dynamic portion of a system, such as stream flow characteristics or
fire cycles

e Loss of a wetland buffer that includes no environmentally sensitive lands.
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Impact
Direct Impacts

Vegetation Communities and Land Covers

Implementation of the project would result in direct permanent impacts to 4.48 acres, including 3.24
acres of Tier Il Diegan coastal sage scrub (including disturbed forms), 0.03 acres of Tier IV eucalyptus
woodland, 0.93 acres of Tier IV urban/developed, and 0.28 acres of Tier IV disturbed habitat (see
Figure 5.4-2, Impacts to Biological Resources, and Table 5.4-2). Direct impacts to Diegan coastal sage
scrub would be potentially significant.

Table 5.4-2. Direct Impacts to Upland Vegetation Communities and Land
Cover Types in the Project Area

City of San
Diego Biology Off-Site | Total -
Vegetation Guidelines |Subare Direct | Direct | Direct |Remainin
Community/Land | Vegetation | a Plan | Existing | Impacts | Impacts | Impacts 4
Cover Type Community | Tiera | Acreage | (acres) | (acres) | (acres) On-site
Native Vegetation Communities
Diegan coastal sage | Coastal sage I 7.78 2.96 — 2.96 4.8
scrub scrub .
Diegan coastal sage |Coastal sage I 5.37 0.28 — 0.28 5.09
scrub (disturbed) scrub :
Subtotal| 13.15 3.24 — 3.24 9.91
Non-Native Vegetation Communities and Land Covers
Urban/Developed Disturbed land 1Y, 0.93 0.12 0.81 0.93 0.02
Eucalyptus woodland | Eucalyptus v 0.04 0.02 0.01 0.03 0.81
woodland
Disturbed habitat Disturbed land \Y; 1.91 0.27 0.01 0.28 1.64
Total| 16.03 3.65 0.83 4.48 12.38

Source: Appendix D

a  (City of San Diego 2018a.

Special-Status Plant Species

Two special-status plant species were detected within the project impact footprint during focused
rare plant surveys: San Diego County viguiera and coast barrel cactus. San Diego County viguiera
was planted within the freeway right-of-way, is not naturally occurring and is therefore not
considered sensitive. In addition, the project would not directly impact the area where this species
was located. Therefore, no direct impacts to this species would occur.
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Coast barrel cactus has a CRPR 2B.1 and is an MSCP Covered Species. Coast barrel cactus is located
within the proposed open space area and would not be directly impacted by the project. Therefore,
no direct impact to coast barrel cactus would occur as a result of the project.

No other sensitive plant species have a moderate to high potential to occur within the project site.
Therefore, no direct impacts to special-status plant species are anticipated.

Special-Status Wildlife Species

Two species, coastal California gnatcatcher and western bluebird, were observed during
reconnaissance surveys (Figure 5.4-2). An additional 11 special-status wildlife species (federal, state,
or local status) have a moderate to high potential to occur within the project area. Project impacts to
coastal California gnatcatcher, western bluebird, orange-throated whiptail, and Blainville's horned
lizard would be anticipated. Because these species are covered under the MSCP, it is anticipated that
these species are adequately conserved regionally through the conservation of similar appropriate
habitats within the MHPA. The project is not located within or adjacent to the MHPA.

Direct project impacts could also occur to the following non-covered species: Southern California
legless lizard, San Diegan tiger whiptail, red diamondback rattlesnake, Coronado skink, coast patch-
nosed snake, and Crotch bumble bee. None of these species have been detected on the project site,
but all have a moderate to high potential to occur. For purposes of this impact analysis, these
species are assumed present on site. Given the mobile nature of these species (i.e., they are likely to
move away from the project area to use adjacent areas of equally suitable habitat), it is anticipated
that the project would not result in direct impacts to these species.

Direct project impacts could occur to the following non-covered species: San Diego desert woodrat.
The surrounding area appears to support a large number of San Diego woodrat based on the
number of woodrat middens detected.

Direct project impacts could occur to the following non-covered species: northwestern San Diego
pocket mouse. Northwestern San Diego pocket mouse only has a low to moderate potential to
occur. The habitat suitability for northwestern San Diego pocket mouse is low to moderate because
it prefers more open habitat. Although there is potential for northwestern San Diego pocket mouse
to occur, the habitat is marginal, and there is abundant suitable habitat in the vicinity and in San
Diego County that would allow them to persist in the region; therefore, this impact would be less
than significant.

For impacts to suitable habitat for both covered and non-covered species, the on-site habitat
preservation in accordance with the City's Biology Guidelines (City of San Diego 2018a) would
mitigate for impacts to suitable Diegan coastal sage scrub habitat.

Indirect Impacts

Vegetation Communities, Land Covers, and Special-Status Plant Species

One sensitive vegetation community, Diegan coastal sage scrub (including disturbed forms), was
mapped on site. Indirect impacts to vegetation communities, such as Diegan coastal sage scrub,
primarily result from adverse edge effects. During vegetation removal and grading activities, short-
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term edge effects could include dust, soil erosion, and runoff from dust control that could disrupt
plant vitality in non-impacted areas. Prior to proposed construction mobilization, the project
contractor will prepare a Stormwater Pollution Prevention Plan (SWPPP), in accordance with the
state’s General Construction Stormwater Permit - 99-08-DWQ and implement the plan during
construction. All grading activities would be subject to the proposed project's BMPs and typical
restrictions and requirements that address dust control, erosion, and runoff consistent with
standard City SWPPP requirements of the City Storm Water Standards Manual (City of San Diego
2018b). The project would include standard dust control measures as required by the San Diego Air
Pollution Control District Rule 55 that would minimize dust impacts to vegetation. the project would
be required to include a qualified biologist present to supervise flagging of sensitive resources prior
to construction, provide environmental training and during construction to ensure no unauthorized
impacts occur. These standard measures would be implemented via conditions of approval.

The project also would include design measures to prevent operational hydrology and water quality
issues per the project's Stormwater Quality Management Plan (Chang Consultants 2021). This includes
the collection of run-off from the proposed development area, treatment through modular wetlands
on-site, control of runoff rates via detention vaults, and discharge into the City’s stormwater system
that outlets into Pefiasquitos Creek. The proposed modular wetlands would reduce potential
pollutants from entering downstream waters. This control of runoff would prevent soil erosion and
hydrologic changes downstream. Considering the type of project and the inclusion of either paved or
landscaped surfaces, the project is not anticipated to result in operational dust impacts.

The project does not include any California Invasive Plant Council invasive species, and no indirect
invasive species impacts to vegetation would occur as a result of the project.

Special-Status Wildlife Species

Project indirect impacts to coastal California gnatcatcher, western bluebird, orange-throated
whiptail, and Blainville’s horned lizard are anticipated. As discussed above, these species are
adequately covered by conservation in the MHPA. Other special-status wildlife species on site
include Southern California legless lizard, San Diegan tiger whiptail, red diamondback rattlesnake,
Coronado skink, coast patch-nosed snake, San Diego desert woodrat, and northwestern San Diego
pocket mouse. Impacts to Covered Species associated with habitat loss outside the MHPA would be
considered potentially significant.

Most of the indirect impacts to vegetation communities and sensitive plants previously described
can also affect special-status wildlife. As discussed above in Section 5.2.1, regulations adequately
control water quality, hydrology, and dust impacts. In addition, wildlife may also be indirectly
affected in the short term and long term by construction-related noise. However, in this case, noise
in the area is already elevated due to the adjacency to the I-15 freeway. Thus, anticipated
construction noise is not expected to have a substantial adverse effect on the non-covered special-
status wildlife species on site. These species are likely to temporarily vacate the edge of construction
area during periodic noise from construction activities. Residential uses also would not result in a
substantial increase in noise levels within the adjacent open space areas.

Paseo Montril EIR 12476.01

April 2022 5.4-17



5.4 - Biological Resources

Significance of Impact
Direct Impacts

Vegetation Communities and Land Covers

The proposed project would result in direct impacts to sensitive vegetation communities, consisting
of 3.24 acres of Tier |l Diegan coastal sage scrub (including disturbed forms). Impacts would be
potentially significant (Impact BIO-1).

Special-Status Plant Species

The proposed project would not result in no direct impact to special-status plant species.

Special-Status Wildlife Species

The project would result in direct impacts to coastal California gnatcatcher, western bluebird,
orange-throated whiptail, and Blainville’s horned lizard. Impacts to special-status wildlife species
would be potentially significant (Impact BIO-2). Indirect Impacts

Vegetation Communities, Land Covers, and Special-Status Plants

The proposed project would result in less than significant indirect impacts to sensitive
vegetation communities.

Special-Status Wildlife Species

The proposed project indirect impacts to special-status wildlife would be less than significant.
Mitigation

To mitigate impacts to sensitive vegetation communities (Impact BIO-1) and sensitive species
habitat (Impact BIO-2), the project would be required to implement the following:

MM-BIO-1 Habitat Mitigation. Prior to issuance of a Notice to Proceed or the first grading
permit, the owner/permittee shall mitigate upland impacts in accordance with the
City of San Diego Biology Guidelines. Mitigation for impacts to 3.24 acres of Diegan
coastal sage scrub (including disturbed) shall be accomplished on site at a 1.5:1
mitigation ratio by on-site preservation of 4.86 acres of Tier Il habitat also outside of
the MHPA.

A total of 9.91 acres of Diegan coastal sage scrub would remain on site following
project implementation. This project would utilize 4.86-acres of that remaining area
to mitigate for the project’s direct impacts to Diegan coastal sage scrub. In
accordance with ESL regulations, the owner/permittee shall convey a Covenant of
Easement to be recorded against the title in over the remaining ESL area on the site.
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Significance of Impact After Mitigation

Implementation of MM-BIO-1 would provide compensatory mitigation in accordance with the City's
Biological Guidelines (City of San Diego 2018a) and direct impacts would be less than significant
after mitigation.

5.4.3.2 Issue 3: Jurisdictional Wetlands

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

Impact Threshold(s)

In accordance with the City's Significance Determination Thresholds (City of San Diego 2020), the
project would have a significant impact if it would:

e Resultin substantial adverse impacts on wetlands through direct removal, filling,
hydrological interruption, or other means.

Impact
Direct Impacts

The site currently supports a small drainage swale that is regulated by CDFW and the RWQCB (Figure
5.4-2). This swale does not contain wetland vegetation and no wetland buffer would be required.
The swale occurs outside the impact area and would be avoided. No jurisdictional water resources
or City wetlands occur within the impact area. Therefore, no direct impacts would occur to
jurisdictional resources or City wetlands.

Indirect Impacts

No jurisdictional resources occur within the development area. Indirect impacts during construction
typically consist of short-term edge effects related to dust, soil erosion, and runoff from dust
control. During construction, BMPs consistent with standard City Stormwater Pollution Prevention
Plan requirements of the City's Storm Water Standards Manual (City of San Diego 2018b) would be
implemented. Recommended design configuration have been incorporated into the proposed
project consistent with the Stormwater Quality Management Plan (Chang Consultants 2021) to
eliminate potential indirect impacts to any jurisdictional waters adjacent to the development
footprint. Therefore, no indirect impacts to jurisdictional resources are expected.

Significance of Impact
Direct Impacts

No impacts to jurisdictional resources would result.
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Indirect Impacts

Jurisdictional resources would have no impact.
Mitigation

No mitigation would be required.

5.4.3.3 Issue 4: Wildlife Corridors and Nursery Sites

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

Threshold

In accordance with the City’s Significance Determination Thresholds (City of San Diego 2020), the
project would have a significant impact if it would:

e Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, including linkages
identified in the MSCP Plan, or impede the use of native wildlife nursery sites.

Impact

The proposed project would not interfere substantially with the movement of any native resident or
migratory fish or wildlife species or with established native resident or migratory wildlife corridors,
including linkages identified in the MSCP Plan, or impede the use of native wildlife nursery sites. As
discussed in Section 5.4.1, Existing Conditions, the project site is not within the designated MHPA
and is not located within a designated key biological core and linkage area, as noted in the City's
MSCP Subarea Plan (City of San Diego 1997). The project area likely provides limited refuge and
cover for wildlife species and their movements. It is unlikely to be a wildlife corridor due to the
disturbed condition of the majority of land throughout the project area, and the site is surrounded
by residential and commercial uses and I-15. Wildlife could move between the habitat along the
northern boundary of the project area and the adjacent land just north of the project area; however,
this natural habitat is bounded on all sides by roads and residential development, and therefore,
movement would be restricted and fragmented.

Significance of Impact

No direct or indirect impacts to wildlife movement, wildlife corridors, or nursery sites are expected
with implementation of the project. No impact would occur.

Mitigation

No mitigation would be required.
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5.4.3.4 Issues 5 and 6;: MSCP Conflict

Issue 5:  Would the project result in a conflict with provisions of adopted Habitat Conservation
Plan, Natural Conservation Community Plan, or other approved local, regional, or state
conservation plan, either within the MSCP plan area or in the surrounding region?

Issue 6:  Would the project introduce a land use within an area adjacent to the MHPA that
would result in adverse edge effects?

Threshold

In accordance with the City's Significance Determination Thresholds (City of San Diego 2020), the
project would have a significant impact if it would:

e Resultin a conflict with the provisions of an adopted HCP, Natural Communities
Conservation Plan, or other approved local, regional, or state habitat conservation plan,
either within the MSCP plan area or in the surrounding region;

e Introduce land use within an area adjacent to the MHPA that would result in adverse edge effects.
Impact

The project impact footprint does not occur within or adjacent to an MHPA and, therefore, is not
required to document compliance with the MSCP Land Use Adjacency Guidelines. The nearest MHPA
occurs approximately 0.08 miles (440 feet) from the project area but is separated from the project
area by I-15.

The Conditions of Coverage for MSCP Covered Species located on the project site would be
applicable and are each discussed below.

Specifically for coastal California gnatcatcher, coverage conditions consist of “measures to reduce
edge effects and minimize disturbance during the nesting period, fire protection measures to
reduce the potential for habitat degradation due to unplanned fire, and management measures to
maintain or improve habitat quality including vegetation structure” and “[n]o cleaning of occupied
habitat within the cities’ MHPAs and within the County's Biological Resource Core Areas may occur
between March 1 and August 15" (County of San Diego 1998). The project would not involve clearing
of any habitat within the MHPA and the City has authorized take outside of the MHPA. Thus, the
project would comply with the conditions of coverage for coastal California gnatcatcher.

The other Covered Species observed on site was western bluebird, which is not state or federally
listed. The MSCP evaluation of coverage stated that the “[p]ersistence of this species in San Diego
County depends largely on conservation of existing large populations on public lands east of the
plan area” (County of San Diego 1998). No additional conditions of coverage were included for this
species in the MSCP.

Although not observed, orange-throated whiptail is a Covered Species with a high potential to occur on
site. The orange-throated whiptail MSCP management conditions are to include area-specific
management directives that address edge effects. The site is located in the Northern Area of the MSCP.
The project is separated from the MHPA by I-15, and it is unlikely that the project would result in edge
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effects to this species within that preserve area. Thus, the project is considered consistent with the
orange-throated whiptail management directives.

Another species with moderate potential to occur on site is Blainville's horned lizard. The MSCP
management conditions are to maintain native ant species, discourage Argentine ant, and protect
against detrimental edge effects to this species. The project also would include coastal sage scrub
habitat mitigation in accordance with the City’s Biology Guidelines (City of San Diego 2018a). This
species is considered adequately preserved within the MHPA, and the project would not result in
edge effects, such as Argentine ant introduction, to the MHPA, considering the separation of the site
from the MHPA by I-15. Thus, the project is considered to be consistent with the Blainville’s horned
lizard management directives.

San Diego barrel cactus is an MSCP Covered Species located on site in the proposed open space
area. Per the MSCP, the management conditions are “to protect this species from edge effects,
unauthorized collection, and include appropriate fire management/control practices to protect
against a too frequent fire cycle” (County of San Diego 1998). This species is adequately protected
within the City via its preservation within the MHPA, as preservation of the MHPA would result in the
conservation of 81% of major populations (City of San Diego 1997). As noted above, the project site
is located outside of the MHPA, and the proposed project would not result in any direct or indirect
effects to the MHPA. Due to the distance and intervening freeway, no direct or indirect impacts to
the MHPA would occur. The project includes measures to reduce indirect edge effects to the on-site
open space. Overall, the project is consistent with the barrel cactus management directives.

Significance of Impact
The project would not conflict with the provisions of the MSCP; no impact would occur.

The project would not result in a land use within or adjacent to the MHPA that would result in edge
effects; no impact would occur.

Mitigation
No mitigation would be required.
5.4.3.5 Issue 7: Local Policies and Ordinances

Issue 7:  Would the project conflict with any local policies or ordinances protecting
biological resources?

Threshold

In accordance with the City's Significance Determination Thresholds (City of San Diego 2020), the
project would have a significant impact if it would:

e Resultin a conflict with any local policies or ordinances protecting biological resources.
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Impact

The project would comply with the City’s ESL Regulations and Biology Guidelines, as discussed for
Issues 1 through 6. In addition, the project would be consistent with applicable plans and policies.
Refer to Section 5.1, Land Use, for further detail.

5.4.7.x Significance of Impact

Impacts resulting from a conflict with any local policies or ordinances protecting biological resources
would not occur because the project would be consistent with the City’s ESL Regulations and Biology
Guidelines. No impact would occur.

Mitigation

No mitigation would be required.

5.4.3.6 Issue 8: Invasive Plant Species

Issue 8:  Would the project introduce invasive species of plants into natural open space area?
Threshold

In accordance with the City's Significance Determination Thresholds (City of San Diego 2020), the
project would have a significant impact if it would:

e Introduce invasive species of plants into natural open space area.
Impact

The project site would be adjacent to a natural open space area. However, no direct or indirect
impacts associated with invasive species would occur because the project's landscape plan (GMP
2021) would not include any California Invasive Plant Council invasive plants (Cal-IPC 2020).

Significance of Impact

The project would not result in impacts related to the introduction of invasive plant species to
natural open space area. No impact would occur.

Mitigation

No mitigation would be required.
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5.5 Energy

This section describes the existing energy production/consumption conditions of the proposed
Paseo Montril Project (project) site, identifies associated regulatory framework, evaluates potential
impacts, and identifies mitigation measures, if applicable, related to implementation of the project.
The following discussion is consistent with and fulfills the intent of the CEQA Guidelines Appendix F,
and is based on information from the Air Quality Report prepared by Dudek (March 2021; Appendix
C), technical data (i.e., California Energy Demand 2018-2030 Revised Forecast) (CEC 2018a), and the
California Energy Commission (CEC) 2018 Integrated Energy Policy Report Update (CEC 2018b).

5.5.1 Existing Conditions

Physical Conditions

Currently, the project site is undeveloped vacant land, and is surrounded by existing residential,
commercial, and transportation infrastructure. The off-site area consists of urban/developed land
(the existing Paseo Montril road). The surrounding community is primarily single-family and multi-
family residential, though commercial development is also located along Rancho Pefiasquitos
Boulevard and there are a few neighborhood parks in the vicinity. The nearby neighborhood parks
include the Views West Neighborhood Park, the Sabre Springs Park, and Ridgewood Park. Refer to
Chapter 2, Environmental Setting, for additional details regarding the site conditions and
surrounding community features.

Site Planning

The project site is designated Park, Open Space, and Recreation in the General Plan, while the off-
site area is designated as Roads/Freeway/Transportation (City of San Diego 2008). The project site is
currently designated as Open Space by the Rancho Pefiasquitos Community Plan, while the off-site
area is designated as Major Utility Facility (City of San Diego 2011). Most of the project site is zoned
as Residential-Multiple (RM-2-5), while the western corner of the site is zoned as Residential-Single
(RS-1-14). The off-site area is located within the Commercial-Community (CC-1-3) zone, but is
currently constructed as a roadway (City of San Diego 2005). Overall, the site is designated for open
space uses while the zoning indicates the site is planned for multi-family residential uses.

Environmental Setting

The environmental setting for the proposed project related to electricity, natural gas, and
petroleum—including associated service providers, supply sources, and estimated consumption—
is discussed below. In summary, in 2018 (the latest calendar year for which data is uniformly
available for all three types of energy sources), California’s estimated annual energy use in 2019
included the following:

e Approximately 279,402 gigawatt hours of electricity (CEC 2019a)
e Approximately 13 billion therms of natural gas (CEC 2019b)
e Approximately 16 billion gallons of gasoline (CARB 2019)
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Electricity

Electricity usage in California for different land uses varies substantially by the types of uses in a
building, type of construction materials used in a building, and the efficiency of all electricity-
consuming devices within a building. Due to the state’s energy efficiency building standards and
efficiency and conservation programs, California’s electricity use per capita has remained stable for
more than 30 years, while the national average has steadily increased (CEC 2016).

San Diego Gas and Electric Company (SDG&E) provides electric services to 3.6 million customers
through 1.4 million electric meters located in a 4,100-square-mile service area that includes San
Diego County and southern Orange County (SDG&E 2020). According to the California Public Utilities
Commission (CPUC), SDG&E customers consumed approximately 19,169 million kilowatt-hours
(kWh) of electricity in 2015 (CPUC 2016).

SDG&E receives electric power from a variety of sources. In 2017, 44% of SDG&E'’s power came from
eligible renewable energy sources, including biomass/waste, geothermal, small hydroelectric, solar,
and wind sources (CPUC 2016, 2020).

Based on recent energy supply and demand projections in California, statewide annual peak
electricity demand is projected to grow an average of 890 megawatts per year for the next decade,
or 1.4% annually, and consumption per capita is expected to remain relatively constant at 7,200 kWh
to 7,800 kWh per person (CEC 2016).

In San Diego County, CEC reported an annual electrical consumption of approximately 6 billion kWh
in 2018 for residential use (CEC 2019a).

Natural Gas

CPUC regulates natural gas utility service for approximately 10.8 million customers who receive
natural gas from Pacific Gas & Electric, Southern California Gas (SoCalGas), SDG&E, Southwest Gas,
and several smaller natural gas utilities. The CPUC also regulates independent storage operators Lodi
Gas Storage, Wild Goose Storage, Central Valley Storage, and Gill Ranch Storage (CPUC 2020). SDG&E
provides natural gas service to San Diego and Orange Counties. SDG&E is a wholesale customer of
SoCalGas and currently receives all of its natural gas from the SoCalGas system (CPUC 2020).

CPUC regulates California natural gas rates and natural gas services, including in-state
transportation over transmission and distribution pipeline systems, storage, procurement, metering,
and billing. Most of the natural gas used in California comes from out-of-state natural gas basins.

In 2012, California customers received 35% of their natural gas supply from basins located in the
Southwest, 16% from Canada, 40% from the Rocky Mountains, and 9% from basins located within
California (CPUC 2020). Natural gas from out-of-state production basins is delivered into California
through the interstate natural gas pipeline system. The major interstate pipelines that deliver out-of-
state natural gas to California are the Gas Transmission Northwest Pipeline, Kern River Pipeline,
Transwestern Pipeline, El Paso Pipeline, Ruby Pipeline, Southern Trails, and Mojave Pipeline. The
North Baja-Baja Norte Pipeline takes gas off the El Paso Pipeline at the California/Arizona border
and delivers it through California into Mexico.
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Most of the natural gas transported through interstate pipelines, and some California-produced
natural gas, is delivered through the Pacific Gas and Electric and SoCalGas intrastate natural gas
transmission pipeline systems. Natural gas is delivered into local transmission and distribution
pipeline systems or to natural gas storage fields.

Pacific Gas and Electric and SoCalGas own and operate several natural gas storage fields that are
located in Northern and Southern California. These storage fields and four independently owned
storage utilities help meet peak-season natural gas demand and allow California natural gas
customers to secure natural gas supplies more efficiently (CPUC 2020).

As indicated in the preceding discussion, natural gas is available from a variety of in-state and out-
of-state sources, and is provided throughout the state in response to market supply and demand.

Petroleum

There are more than 35 million registered vehicles in California, and those vehicles consume an
estimated 18 billion gallons of fuel each year (CEC 2017). Gasoline and other vehicle fuels are
commercially provided commodities and would be available to the proposed project through
commercial outlets. Petroleum currently accounts for approximately 92% of California’s
transportation energy consumption (CEC 2017).

Largely as a result of and in response to these multiple factors, gasoline consumption within the
state has declined in recent years, and availability of other alternative fuels and energy sources has
increased. The quantity, availability, and reliability of transportation energy resources have
increased in recent years, and this trend may likely continue and accelerate (CEC 2017). Increasingly
available and diversified transportation energy resources act to promote continuing reliable and
affordable means to support vehicular transportation within the state.

5.5.2 Regulatory Framework

Federal
Federal Energy Policy and Conservation Act

In 1975, Congress enacted the Federal Energy Policy and Conservation Act, which established the first
fuel economy standards for on-road motor vehicles in the United States. Pursuant to the act, the
National Highway Traffic Safety Administration is responsible for establishing additional vehicle
standards. In 2012, new fuel economy standards for passenger cars and light trucks were approved
for model years 2017 through 2021 (77 FR 62624-63200). Fuel economy is determined based on each
manufacturer's average fuel economy for the fleet of vehicles available for sale in the United States.
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Energy Independence and Security Act of 2007

On December 19, 2007, the Energy Independence and Security Act of 2007 (EISA) was signed into
law. In addition to setting increased Corporate Average Fuel Economy standards for motor vehicles,
the EISA includes the following other provisions related to energy efficiency:

e Renewable Fuel Standard (RFS) (Section 202)
e Appliance and Lighting Efficiency Standards (Sections 301-325)
e Building Energy Efficiency (Sections 411-441)

This federal legislation requires ever-increasing levels of renewable fuels (the RFS) to replace
petroleum (EPA 2013). The U.S. Environmental Protection Agency is responsible for developing and
implementing regulations to ensure that transportation fuel sold in the United States contains a
minimum volume of renewable fuel. The RFS program regulations were developed in collaboration
with refiners, renewable fuel producers, and many other stakeholders.

The RFS program was created under the Energy Policy Act of 2005 and established the first
renewable fuel volume mandate in the United States. As required under the act, the original RFS
program (RFS1) required 7.5 billion gallons of renewable fuel to be blended into gasoline by 2012.
Under the EISA, the RFS program was expanded in several key ways that lay the foundation for
achieving significant reductions in GHG emissions from the use of renewable fuels, reducing
imported petroleum, and encouraging the development and expansion of the renewable fuels
sector in the United States. The updated program is referred to as “RFS2” and includes the following:

e EISA expanded the RFS program to include diesel, in addition to gasoline.

e EISAincreased the volume of renewable fuel required to be blended into transportation fuel
from 9 billion gallons in 2008 to 36 billion gallons by 2022.

e EISA established new categories of renewable fuel and set separate volume requirements for
each one.

e EISArequired the U.S. Environmental Protection Agency to apply lifecycle GHG
performance threshold standards to ensure that each category of renewable fuel emits
fewer GHGs than the petroleum fuel it replaces.

Additional provisions of the EISA address energy savings in government and public institutions,
research for alternative energy, additional research in carbon capture, international energy
programs, and the creation of “green” jobs.

State
Warren-Alquist Act

The California Legislature passed the Warren-Alquist Act in 1974. The Warren-Alquist Act created the
CEC and incorporated the following three key provisions designed to address the demand side of
the energy equation:

e lItdirected the CEC to formulate and adopt the nation'’s first energy conservation standards
for both buildings constructed and appliances sold in California.
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e It removed the responsibility of electricity demand forecasting from the utilities, which had a
financial interest in high-demand projections, and transferred it to a more impartial CEC.

e ltdirected the CEC to embark on an ambitious research and development program, with a
particular focus on fostering what were characterized as non-conventional energy sources.

State of California Energy Action Plan

The CEC and CPUC approved the first State of California Energy Action Plan in 2003. The plan
established shared goals and specific actions to ensure that adequate, reliable, and reasonably
priced electrical power and natural gas supplies are provided to consumers. The plan also identified
policies, strategies, and actions that are cost-effective and environmentally sound for California’s
consumers and taxpayers. In 2005, CEC and CPUC adopted a second Energy Action Plan to reflect
various policy changes and actions of the prior 2 years.

At the beginning of 2008, CEC and CPUC determined that it was not necessary or productive to
prepare a new energy action plan. This determination was based, in part, on a finding that the
state’s energy policies have been significantly influenced by the passage of Assembly Bill (AB) 32, the
California Global Warming Solutions Act of 2006 (discussed below). Rather than produce a new
energy action plan, CEC and CPUC prepared an update that examines the state’s ongoing actions in
the context of global climate change.

Senate Bill 1078 (2002)

Senate Bill (SB) 1078 established the California Renewables Portfolio Standard (RPS) Program, and
required that a retail seller of electricity purchase a specified minimum percentage of electricity
generated by eligible renewable energy resources as defined in any given year, culminating in a 20%
standard by December 31, 2017. These retail sellers include electrical corporations, community
choice aggregators, and electric service providers. The bill relatedly required the CEC to certify
eligible renewable energy resources, design and implement an accounting system to verify
compliance with the RPS by retail sellers, and allocate and award supplemental energy payments to
cover above-market costs of renewable energy.

Senate Bills 107 (2006), X1-2 (2011), 350 (2015), and 100 (2018)

SB 107 (2006) accelerated the RPS established by SB 1078 by requiring that 20% of electricity retail
sales be served by renewable energy resources by 2010 (not 2017). Additionally, SB X1-2 (2011)
requires all California utilities to generate 33% of their electricity from eligible renewable energy
resources by 2020. Specifically, SB X1-2 sets a three-stage compliance period: by December 31, 2013,
20% had to come from renewables; by December 31, 2016, 25% had to come from renewables; and
by December 31, 2020, 33% will come from renewables.

SB 350 (2015) requires retail seller and publicly owned utilities to procure 50% of their electricity from
eligible renewable energy resources by 2030, with interim goals of 40% by 2024 and 45% by 2027.

SB 100 (2018) increased the standards set forth in SB 350 by establishing targets for the total
electricity sold to retail customers in California per year be secured from qualifying renewable
energy sources on the following schedule: 44% by December 31, 2024; 52% by December 31, 2027;
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and 60% by December 31, 2030. SB 100 states that it is the policy of the state that eligible renewable
energy resources and zero-carbon resources supply 100% of the retail sales of electricity to
California. This bill requires that the achievement of 100% zero-carbon electricity resources do not
increase the carbon emissions elsewhere in the western grid and that the achievement not be
achieved through resource shuffling.

Consequently, utility energy generation from nonrenewable resources is expected to be reduced
based on implementation of the 60% RPS in 2030. Therefore, any project's reliance on
nonrenewable energy sources would also be reduced.

Assembly Bill 1007 (2005)

AB 1007 (2005) required CEC to prepare a statewide plan to increase the use of alternative fuels in
California (State Alternative Fuels Plan). CEC prepared the plan in partnership with the California Air
Resources Board (CARB) and in consultation with other state agencies, plus federal and local
agencies. The State Alternative Fuels Plan assessed various alternative fuels and developed fuel
portfolios to meet California’s goals to reduce petroleum consumption, increase alternative fuels
use, reduce GHG emissions, and increase in-state production of biofuels without causing a
significant degradation of public health and environmental quality.

Assembly Bill 32 (2006) and Senate Bill 32 (2016)

In 2006, the State Legislature enacted AB 32, the California Global Warming Solutions Act of 2006. AB
32 requires California to reduce its GHG emissions to 1990 levels by 2020. In 2016, the Legislature
enacted SB 32, which extended the horizon year of the state’s codified GHG-reduction planning
targets from 2020 to 2030, requiring California to reduce its GHG emissions to 40% below 1990
levels by 2030. In accordance with AB 32 and SB 32, CARB prepares scoping plans to guide the
development of statewide policies and regulations for the reduction of GHG emissions. Many of the
policy and regulatory concepts identified in the scoping plans focused on increasing energy
efficiencies, using renewable resources, and reducing the consumption of petroleum-based fuels
(e.g., gasoline and diesel). As such, the state’s GHG emissions-reduction planning framework creates
co-benefits for energy-related resources. Additional information on AB 32 and SB 32 is provided in
Section 5.7.2 of this EIR.

California Building Standards

Part 6 of Title 24 of the California Code of Regulations was established in 1978 and serves to
enhance and regulate California’s building standards. Part 6 establishes energy efficiency standards
for residential and nonresidential buildings constructed in California to reduce energy demand and
consumption. Part 6 is updated periodically to incorporate and consider new energy efficiency
technologies and methodologies.

Title 24 also includes Part 11, the California Green Building Standards (CALGreen). The CALGreen
standards took effect in January 2011 and instituted mandatory minimum environmental
performance standards for all ground-up, new construction of commercial, low-rise residential, and
state-owned buildings, as well as schools and hospitals.
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In general, single-family residences built to the 2019 Title 24 standards are anticipated to use
approximately 7% less energy due to energy efficiency measures than those built to the 2016
standards; once rooftop solar electricity generation is factored in, single-family residences built
under the 2019 standards will use approximately 53% less energy than those under the 2016
standards (CEC 2018c). Nonresidential buildings built to the 2019 standards are anticipated to use
an estimated 30% less energy than those built to the 2016 standards (CEC 2018c).

Integrated Energy Policy Report

CEC is responsible for preparing integrated energy policy reports that identify emerging trends
related to energy supply, demand, conservation, public health and safety, and maintenance of a
healthy economy. The CEC's 2015 Integrated Energy Policy Report discusses the state's policy goal to
require that new residential construction be designed to achieve zero net energy standards by 2020,
and that new nonresidential construction be designed to achieve zero net energy standards by 2030
(CEC 2016), which is relevant to this EIR. Refer to Section 5.7, Greenhouse Gas Emissions, of this EIR
for additional information on the state’s zero net energy objectives and how the state’s achievement
of its objectives would serve to beneficially reduce the proposed project's GHG emissions profile and
energy consumption.

State Vehicle Standards

In response to the transportation sector accounting for more than half of California’s carbon dioxide
(CO,) emissions, AB 1493 was enacted in 2002. AB 1493 required CARB to set GHG emissions
standards for passenger vehicles, light-duty trucks, and other vehicles determined by the state
board to be vehicles whose primary use is noncommercial personal transportation in the state. The
bill required that CARB set GHG emissions standards for motor vehicles manufactured in 2009 and
all subsequent model years. The 2009 through 2012 standards resulted in a reduction in
approximately 22% of GHG emissions compared to emissions from the 2002 fleet, and the 2013
through 2016 standards resulted in a reduction of approximately 30%.

In 2012, CARB approved a new emissions-control program for model years 2017 through 2025. The
program combines the control of smog, soot, and global-warming gases with requirements for
greater numbers of zero-emissions vehicles into a single package of standards called Advanced
Clean Cars. By 2025, when the rules would be fully implemented, new automobiles would emit 34%
fewer global-warming gases and 75% fewer smog-forming emissions (CARB 2012).

Although the focus of the state’s vehicle standards is on the reduction of air pollutants and GHG
emissions, one co-benefit of implementation of these standards is a reduced demand for
petroleum-based fuels.

Sustainable Communities Strategy

The Sustainable Communities and Climate Protection Act of 2008, or SB 375, coordinates land use
planning, regional transportation plans, and funding priorities to help California meet its GHG
emissions-reduction mandates. As codified in California Government Code Section 65080, SB 375
requires metropolitan planning organizations (e.g., San Diego Association of Governments) to
include a sustainable communities strategy in their regional transportation plan. The main focus
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of the sustainable communities strategy is to plan for growth in a fashion that will ultimately
reduce GHG emissions, but the strategy is also part of a bigger effort to address other
development issues, including transit and vehicle miles traveled, which influence the consumption
of petroleum-based fuels.

Local
SDG&E Individual Integrated Resource Plan

SDG&E's Conforming Portfolio identifies a need for approximately 700 gigawatt-hours of
incremental renewable power in addition to the assumed increases in energy efficiency and behind-
the-meter solar, to meet the 2030 planning target (approximately 4% of the total energy in the
portfolio) (SDG&E 2020). SDG&E's Conforming Portfolio demonstrates that the utility has reduced its
GHG emissions in the early years of the planning period, reflecting its current position in relation to
its RPS targets—in 2018, approximately 45% of its energy mix came from delivering renewable
resources (compared to an RPS requirement of 29%), it has aggressively adopted energy storage,
and does not utilize coal resources. SDG&E is fully compliant with RPS and long-term contracting
requirements. SDG&E continues its efforts to meet resource-specific renewable procurement
mandates, as required, but does not expect to procure additional resources for RPS compliance
purposes until after 2030. SDG&E is forecasted to reach 49% renewable energy in 2021, 98% of
which will be from long-term contracts (SDG&E 2020).

City of San Diego General Plan

The following policies contained in the Conservation Element of the 2008 City General Plan (City of
San Diego 2008) are applicable to the project's energy use (refer to Section 5.1, Land Use, for a
consistency analysis related to goals and policies applicable to the project):

e CE-A.5. Employ sustainable or “green” building techniques for the construction and
operation of buildings.

Climate Action Plan

The City adopted a Climate Action Plan (CAP) in December 2015 (City of San Diego 2015). The CAP
quantifies GHG emissions, establishes Citywide reduction targets for 2020 and 2035, identifies
strategies and measures to reduce GHG levels, and provides guidance for monitoring progress on

an annual basis. The City CAP identifies a comprehensive set of goals and actions, including
ordinances, policies, resolutions, programs, and incentives, that the City can use to reduce GHG
emissions. Many of these goals and actions would have the effect of reducing energy use. The City of
San Diego evaluates GHG significance based on a project's consistency with the City's CAP using the
CAP Consistency Checklist.
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5.5.3 Impacts Analysis

5.5.3.1 Issue 1: Consumption of Energy Resources
Issue 1:  Would the proposal result in a potentially significant environmental impact due to
wasteful, inefficient, or unnecessary consumption of energy resources, during

project construction or operation?

Thresholds

Consistent with State CEQA Guidelines Appendix F, a project would result in a significant impact
to energy conservation if it would:

e Cause the use of large amounts of electricity and natural gas in a manner that is wasteful or
otherwise inconsistent with adopted plans or policies

Impact Analysis
Electricity

Construction Use

Temporary electric power for as-necessary lighting and electronic equipment, such as computers,
may be needed inside temporary construction trailers. However, the electricity used for such
activities would be temporary and would have a negligible contribution to the proposed project’s
overall energy consumption.

Operational Use

The operational phase would require electricity for multiple purposes including, but not limited to,
building heating and cooling, lighting, appliances, electronics, and other uses associated with the
proposed project's residential land uses.

California Emissions Estimator Model (CalEEMod) (version 2016.3.2) was used to estimate project
emissions from energy uses. Default electricity generation rates in CalEEMod were used based on
compliance with 2019 Title 24. Based on the results of the CalEEMod estimates, the proposed
project would consume approximately 280,350 kWh per year. This equates to approximately 0.28
gigawatt-hours per year. In 2018, the total electricity demand for San Diego County was 19,749
gigawatt-hours (CEC 2019a).

As described above, the electricity demand calculation for the proposed project assumes
compliance with Title 24 standards for 2019. The proposed project would be required to meet the
California Building Energy Efficiency Standards (24 CCR 6), which improve the energy efficiency of
residential and nonresidential buildings. In addition, the project would be subject to statewide
mandatory energy requirements as outlined in Title 24, Part 6, of the California Code of Regulations.
Title 24, Part 11, contains voluntary energy measures that are applicable to the proposed project
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under the CALGreen Code. Prior to project approval, the City would ensure that the project meets
Title 24 requirements applicable at that time, as required by state regulations through their plan
review process.

Moreover, the project would implement all applicable Step 2 measures as required under the City's
CAP Consistency Checklist, as discussed in Section 5.7. These measures help to minimize a projects
energy use. These measures would include the installation of roofing materials with a minimum 3-
year aged solar reflection and thermal emittance or solar reflection index equal to or greater than
that provided in Table 1 of Attachment A of the CAP Checklist. The measures also include low-flow
water fixtures and appliances that would indirectly reduce electricity consumption.

Natural Gas

Construction Use

Natural gas is not anticipated to be required during project construction. Fuels used for construction
would primarily consist of diesel and gasoline, which are discussed below under the “petroleum”
subsection. Any minor amounts of natural gas that may be consumed as a result of project
construction would be substantially less than that required for project operation and would have a
negligible contribution to the proposed project’s overall energy consumption.

Operational Use

Natural gas consumption during operation would be required for various purposes, including, but
not limited to, cooking and building heating and cooling.

Default natural gas generation rates in CalEEMod for the proposed land use and climate zone were
used and adjusted based on compliance with 2019 Title 24. According to these estimations, the
proposed project would consume approximately 6,174 therms per year. In comparison, the total
natural gas demand for San Diego County in 2018 was 482,524,487 therms (CEC 2019b).

Although natural gas consumption would increase due to the implementation of the proposed
project, it would be designed to maximize energy performance. The proposed project is subject to
statewide mandatory energy requirements as outlined in Title 24, Part 6, of the California Code of
Regulations. Title 24, Part 11, contains voluntary energy measures that are applicable to the
proposed project under the CALGreen Code. Prior to project approval, the City would ensure that
the proposed project meets Title 24 requirements applicable at that time, as required by state
regulations through their plan review process. Additionally, the project would implement all
applicable Step 2 measures as required under the City’s CAP Consistency Checklist, as discussed in
Section 5.7 and above, which would minimize the use of natural gas on site.

Petroleum

Construction Use

Petroleum would be consumed throughout construction of the proposed project. Fuel consumed by
construction equipment would be the primary energy resource expended over the course of
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construction, and vehicle miles traveled associated with the transportation of construction materials
and construction worker commutes would also result in petroleum consumption. Heavy-duty
construction equipment associated with construction activities and haul trucks involved in relocating
dirt around the project site would rely on diesel fuel. Construction workers would travel to and from
the project site throughout the duration of construction. It is assumed that construction workers
would travel to and from the project site in gasoline-powered vehicles.

Heavy-duty construction equipment of various types would be used during construction. CalEEMod
was used to estimate construction equipment usage (refer to Appendix C of this EIR). Based on that
analysis, diesel-fueled construction equipment would operate for an estimated 20,628 hours, as
summarized in Table 5.5-1.

Table 5.5-1.
Hours of Operation for Construction Equipment

Phase Hours of Equipment Use
Site Preparation 336
Grading 3,920
Trenching for Utilities 2,616
Paving 2,616
Building Construction 11,020
Architectural Coating 120
Total 20,628

Source: Appendix C.

Fuel consumption from construction equipment was estimated by converting the total emissions
from each construction phase to gallons using conversion factors for carbon dioxide (CO,) to
gallons of gasoline or diesel. The conversion factor for gasoline is 8.78 kilograms per metric ton of
CO; per gallon, and the conversion factor for diesel is 10.21 kilograms per metric ton of CO; per
gallon (The Climate Registry 2020). The estimated diesel fuel use from construction equipment is
shown in Table 5.5-2.

Table 5.5-2.
Construction Equipment Diesel Demand

Pieces of Equipment CO;

Phase Equipment (MT)2 kg CO,/Gallon® Gallons
Site Preparation 7 35.11 10.21 3,438.92
Grading 8 267.22 10.21 26,172.30
Trenching for 109.18 10.21 10,692.99
Utilities 5
Paving 6 109.15 10.21 10,690.52
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Table 5.5-2.
Construction Equipment Diesel Demand

Building 9 336.10 10.21 32,919.08
Construction
Architectural 250.08
Coating

Total 84,163.89

Notes: CO, = carbon dioxide; MT = metric ton; kg = kilogram.
a  Appendix C.
b The Climate Registry 2020.

Fuel consumption from worker and vendor trips was estimated by converting the total CO;
emissions from the construction phase to gallons using the conversion factors for CO; to gallons of
gasoline or diesel. Worker vehicles are assumed to be gasoline fueled, and vendor/hauling vehicles
are assumed to be diesel fueled. Calculations for total worker, vendor, and hauler fuel consumption
are provided in Table 5.5-3, Table 5.5-4, and Table 5.5-5.

Table 5.5-3.
Construction Worker Vehicle Gasoline Demand

Site Preparation 378 1.2755 8.78 145.27
Grading 1,960 6.6135 8.78 753.25
Trenching for Utilities 1,526 5.1491 8.78 586.46
Paving 1,744 5.8846 8.78 670.23
Building Construction 17,980 58.6067 8.78 6,675.02
Architectural Coating 240 0.7789 8.78 88.71
Total 8,918.94

Notes: CO, = carbon dioxide; MT = metric ton; kg = kilogram.
a  Appendix C.
b The Climate Registry 2020.
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Table 5.5-4.

Construction Vendor Diesel Demand

Vehicle CO;
Phase Trips (MT)2 kg CO,/Gallon® Gallons
Site Preparation 0 0.00 10.21 0.00
Grading 0 0.00 10.21 0.00
Trenching for 0 0.00 10.21 0.00
Utilities
Paving 0 0.00 10.21 0.00
Building 5,800 73.42 10.21 7,190.76
Construction
Architectural 0 0.00 10.21 0.00
Coating
Total 7,190.76
Notes: CO; = carbon dioxide; MT = metric ton; kg = kilogram.
a  Appendix C.
b The Climate Registry 2020.
Table 5.5-5.
Construction Haul Truck Diesel Demand
Vehicle CO:
Phase Trips (MT)2 kg CO,/Gallon® Gallons
Site Preparation 0 0.00 10.21 0.00
Grading 5,638 211.88 10.21 20,752.65
Trenching for 0 0.00 10.21 0.00
Utilities
Paving 0 0.00 10.21 0.00
Building 0 0.00 10.21 0.00
Construction
Architectural 0 0.00 10.21 0.00
Coating
Total 20,752.65

Notes: CO, = carbon dioxide; MT = metric ton; kg = kilogram.

a  Appendix C.

b The Climate Registry 2020.
All other construction phases not identified in Table 5.5-5 would not generate construction haul trips, and are
therefore not included in this table.

As shown in Tables 5.5-2 through 5.5-5, the proposed project is estimated to consume
approximately 121,026 gallons of petroleum during the construction phase. In 2018, the total
petroleum consumption within the County of San Diego was 1.6 billion gallons (CARB 2019). The
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proposed project would also be required to comply with CARB's Airborne Toxics Control Measures,
which restrict heavy-duty diesel vehicle idling time to 5 minutes.

Operational Use

The majority of fuel consumption resulting from the project's operational phase would be
attributable to employees, visitors, and residents traveling to and from the project site. Calculations
for annual fuel consumption are provided in Table 5.5-6. Mobile sources from the proposed project
would result in approximately 48,421 gallons of gasoline per year and 3,376 gallons of diesel per year, for
a total of 51,897 gallons of petroleum consumed per year beginning in 2024 after project buildout. It is
forecasted that in 2024, approximately 1.4 billion gallons of petroleum in San Diego County will be
consumed (CARB 2019).

Table 5.5-6.
Petroleum Consumption - Operation

Fuel Vehicle CO2 (MT)? kg CO./Gallon® Gallons
Gasoline 426.01 8.78 48,521.05
Diesel 34.47 10.21 3,375.76

Total 51,896.81

Notes: MT = metric ton; CO;, = carbon dioxide; kg = kilogram.
a  Appendix C.
b The Climate Registry 2020.

Over the lifetime of the project, the fuel efficiency of the vehicles being used by the residents is
expected to increase. As such, the amount of petroleum consumed as a result of vehicular trips to
and from the project site during operation would decrease over time. There are numerous
regulations in place that require and encourage increased fuel efficiency. For example, CARB has
adopted an approach to passenger vehicles by combining the control of smog-causing pollutants
and GHG emissions into a single, coordinated package of standards. The approach also includes
efforts to support and accelerate the number of plug-in hybrids and zero-emissions vehicles in
California (CARB 2013). Additionally, in response to SB 375, CARB adopted the goal of reducing per-
capita GHG emissions from 2005 levels by 8% by 2020, and 18% by 2035 for light-duty passenger
vehicles in the planning area for the San Diego Association of Governments. As such, operation of
the proposed project is expected to use decreasing amounts of petroleum over time due to
advances in fuel economy.

Additionally, the project would implement all applicable Step 2 measures as required under the City's
CAP Consistency Checklist, as discussed in Section 5.7, to minimize petroleum use during operation.

Significance of Impact
Electricity

The electricity used for construction activities would be temporary and would have a negligible
contribution to the proposed project’s overall energy consumption. In addtion, the electricity
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consumption of the proposed project during operation would not be inefficient or wasteful, as the
project would be designed to meet the California Building Energy Efficiency Standards (24 CCR 6), to
meet applicable Title 24 requirements, and would implement all applicable Step 2 measures as
required under the City's CAP Consistency Checklist, all of which would help to minimize the projects
energy use. Impacts would be less than significant.

Natural Gas

The amounts of natural gas that may be consumed as a result of project construction would be
substantially less than that required for project operation and would have a negligible contribution
to the proposed project’s overall energy consumption. In addition, the City would ensure that the
proposed project meets Title 24 requirements and the project would implement all applicable Step 2
measures as required under the City’s CAP Consistency Checklist which would minimize the use of
natural gas on site, For the reasons described above, the natural gas consumption of the proposed
project would not be inefficient or wasteful. Impacts wou