





















































































































































Rancho Santa Fe Association

Santa Fe Hills Landowners, Inc.

Rancho Del Mar Homeowner's Association

Opal Trueblood

Rancho Bernardo Community Planning Group
Rancho Pefiasquitos Planning Board

Friends of Los Pefiasquitos Canyon Preserve, Inc.
Friends of San Dieguito River Valley

San Dieguito River Park Citizens Advisory Committee
San Dieguito Planning Group

San Dieguito Lagoon Committes

San Pasqual/lake Hodges Planning Group
Fairbanks Ranch Association

Carmel Valley Community Planning Board

Dennis Moser, Kelwood Development

Roger Krauel :

Ed Jones, Rancho Bernardo Community Planning Group
Joel Fairbanks ‘

Thomas May, Luce Forward Hamilton Scripps
San Diegans for Responsible Fresway Planning
Subarea | Perimeter Property Owners

Black Mournitain Ranch Partnership Limited

Rick Engineering

RECON

Copies of the draft EIR, the Mitigation Monitoring and Reporting Program and any technical
appendices may be reviewed in the office of the Land Development Review Division, or
purchased for the cost of reproduction.

RESULTS OF PUBLIC REVIEW:
() No comments were received during the public input periad.

() Comments were received but the comments do not address the accuracy or
completeness of the environmental report, No response s necessary ard the
letters are attached at the end of the EIR.

(X) Comments addressing the accuracy ar completensss of the EIR were received
during the public input period. The letters and responses follow.

Abmrsir.cond.wpd



CANDIDATE
STATEMENT OF OVERRIDING CONSIDERATIONS
BLACK MOUNTAIN RANCH SUBAREA I PLAN - NORTH VILLAGE
(Addendum to EIR No. 96-7902/ SCH No. 97111070) PROJECT NO. 14224

A Final Environmental Impact Report (EIR), for the Black Mountain Ranch (Subarea I) Subarea
Plan in the North City Future Urbanizing Area (NCFUA) was prepared in 1998 to evaluate the
overall impacts of the Subarea Plan. The North Village at Black Mountain Ranch (Revised
VTM No. 497492) is located within the area previously analyzed within the 1998 FEIR. The
City of San Diego has prepared an Addendum to the 1998 FEIR to address project-specific
impacts associated with the revised VIM No. 497492,

The 1998 FEIR identified significant unmitigated impacts for the areas of land use, traffic
circulation, biological resources, hydrology/water quality, landform alteration/visual quality, air
quality, noise, public facilities and services, and natural resources/agriculture. Feasible
mitigation measures were included; however, the proposed mitigation would not reduce the
impacts to below a level of significance for the impact categories described above. The 2008
Addendum to the EIR concluded that there would be no new project-specific impacts that were
not previously addressed in the 1998 EIR. Development of the proposed North Village (Revised
VTM No. 497492) would result in the same significant unmitigated impacts that were identified
in the 1998 EIR; and mitigation measures set forth in the 1998 FEIR would serve to reduce the
remaining project impacts to below a level of significance.

As such, the California Environmental Quality Act (CEQA) requires the decision-making agency
to again balance, as applicable, the economic, legal, social, technological, or other benefits of the
proposed project against its unavoidable environmental risks when determining whether to
approve the project. If the specific economic, legal, social, technological, or other benefits of the
proposed project again outweigh the unavoidable adverse environmental effects, the adverse
environmental effects may be considered "acceptable" (CEQA Guidelines Section 15093 [a]).
CEQA further requires that, when the lead agency approves a project which will result in the
occurrence of significant effects which are identified in the EIR but are not avoided or
substantially lessened, the agency shall state in writing the specific reasons to support its action
based on the EIR and/or other information in the record. The statement of overriding
considerations shall be supported by substantial evidence in the record (CEQA Guidelines
Section 15093 [b]). This statement does not substitute for, and shall be in addition to, any
findings that may be required pursuant to Section 15091 (CEQA Guidelines Section 15093 [c]).

The City of San Diego pursuant to Section 15093 of the State CEQA Guidelines, after balancing
the benefits of the proposed North Village VIM project and associated actions against the
unavoidable significant impacts, as defined in the Addendum to the Final EIR, hereby
determines that all feasible mitigation measures have been imposed to reduce the North Village
impacts and the unmitigated impacts are acceptable for the following reasons:

1. Based on the Fiscal Impact Analysis prepared for the City for the Subarea I Plan, the
development of the Subarea I Plan will result in an increased generation of surplus
revenues to the City of approximately $35,000,000 during the 13-year development
period, which represents a $28,000,000 increase over what will be generated as a result of



prior approvals within the Subarea I Plan. After the 13-year development period, the
annual surplus revenue generated for the City, exclusive of revenues to be generated by
prior approvals within the Subarea I Plan, will equal approximately $2,500,000.

The Subarea I Plan provides for an innovative transit program that goes beyond the
typical planning focus of master planned communities, which traditionally has been to
create a development plan that encourages alternative modes of transportation or
accommodates future mass transit. In addition to such typical planning efforts, the
Subarea I Plan included an expenditure of $1,500,000 for two transit centers and a van
pool/transit bus program that will achieve a reduction in master planned community
automobile commuter patterns.

Pursuant to SANDAG’s “Urban Form” goals and objectives encouraging compact, mixed
use, accessible, and walkable neighborhoods; the revised North Village VTM provides a
re-designed street system in order to create a definable core within the Village. The new
radial grid street system provides view opportunities that lead directly to a public park
and open space area, thus creating a focal point for the village and enhancing walkability.
In addition, interactivity is encouraged by relocating unused commercial retail square
footage from the South Village adjacent to North Village employment center.
Concentrating more retail within North Village will provide an opportunity for
developing a critical mass of commercial use. By increasing the intensity and diversity
of use within a limited physical space, there would be increased pedestrian opportunities.
That means that not only are people are encouraged to walk, but the potential for the
success of the transit center as well as the hotel, employment, retail, and residential uses
in the Village core is further enhanced.

In addition to the approximately 1,665 acres of resource open space being preserved or
set aside pursuant to prior approvals within the Subarea [ Plan; the North Village project
will preserve or set aside an additional 255 acres (a 15% increase) of resource open
space. The preservation of this resource open space would be accomplished through the
re-designation of the 255 acres previously designated for golf course use. The area
would be graded and improved with drainage features so that the overall development
would meet its water quality requirements. It would then be re-vegetated to prevent
erosion, aid in slope stability and improve aesthetics. While this area is not currently
proposed to be added to the MSCP, the open space would be re-vegetated with native
species and would provide buffering for both the adjacent Lusardi Creek riparian corridor
and adjacent MSCP areas to the north and south.

The North Village VIM would implement a hydromodification management plan (HMP)
in order to meet the more stringent water quality requirements of the SDRWQCB Order
No. R9-2007-0001. North Village would incorporate regional storm water management
features, including the 255-acre area previously designated for golf course use. These
features would provide 25-year peak flow rate and duration control, in addition to
providing Priority Development Project LID requirements and water quality treatment.

The Subarea I Plan provided for significant community-wide public facilities. The
Facilities Phasing and Financing Plan for the Black Mountain Ranch Subarea I Plan



provided for approximately $15,000,000 in contributions toward regional improvements
to I-15, SR-56, and the associated on- and off-ramps. This contribution was critically
needed in order to help resolve existing and future regional traffic problems. This
contribution substantially exceeds Subarea I Plan’s fair share allocation of the cost of
such regional improvements based on its contribution to overall traffic. As the North
Village plan is implemented, it would be responsible for the on-site construction of a
significant portion of the public facilities and infrastructure originally required by the

Subarea I Plan. These facilities include:

a) Portions of the regional backbone circulation system, including Camino del
Sur and Paseo del Sur;

b) A designated site for a public middle school;
¢) A sewer lift station;

d) A fire station; and

e) Five parks totaling 19.18 acres

The North Village project implements the land use designations of the adopted
Framework Plan and provides a mix of land uses that provides housing opportunities,
jobs, and public facilities in the North City Future Urbanizing area of the City. The
proposed plan also provides employment, commercial, and civic facilities to meet the
daily needs of the residents. In addition, the North Village promotes an efficient use of
land, in contrast to some suburban communities, which have been designed at two to
three dwelling units per gross acre. The increased density allows for development of a
more compact community which preserves open space, and promotes the use of mass
transit.

North Village at Black Mountain Ranch provides a broad range of housing opportunities
including both single and multi-family housing, affordable housing, and age restricted
housing. The project provides affordable housing consistent with the goals of the
NCFUA Framework Plan. Of the 864 affordable housing units the Sub-area Plan
requires, 204 units have been constructed and fully occupied to date. The proposed
project would implement the remainder of the affordable units required by the Sub-area
Plan in the form of 265 affordable units, 100 of which are age-restricted, and 400
additional age-restricted market-rate units. The housing plan for North Village was based
on the assumption that a full range of densities and housing products will create a full
range of prices for future residents. North Village at Black Mountain Ranch is
committed to implementing a balanced community in terms of housing types and
economic appeal, by providing housing opportunities for various family sizes.

North Village at Black Mountain Ranch will create jobs. The project would generate
new temporary construction-related jobs that would enhance the economic base of the
region. The proposed project would also generate jobs with respect to the proposed
225,000 square feet of commercial space; 515,000 square feet of employment/retail



space; the middle school; and the fire station as well as from consumer demand for new
furniture, services, landscaping, and other new household purchases.

For these reasons, each of which standing alone is sufficient to support the finding, the City
Council finds there are planning, social, economic, and other considerations resulting from this
project that serve to override and outweigh the project's unavoidable significant environmental
effects, and thus, the adverse environmental effects are considered acceptable.





