Harmony Grove Village South Project Recirculated FEIR Readers Guide

READERS GUIDE TO
ADDITIONAL INFORMATION FOR HARMONY GROVE VILLAGE
SOUTH ADDED TO SECTION 2.7 OF THE FINAL EIR AND THE
AFFORDABLE HOUSING CONDITION

The purpose of this Readers Guide is to summarize relevant actions and changes since Project
approval and Environmental Impact Report (EIR) certification in 2018, with detail on technical
modifications included in the accompanying documents presented for public review.

The Harmony Grove Village South (Project) Final EIR was certified, and the Project approved, by the
County Board of Supervisors on July 25, 2018 (2018 FEIR), in accordance with the California
Environmental Quality Act (CEQA), along with Appendix J, Final Greenhouse Gas Analyses Report
(HELIX Environmental Planning, 2018), augmented by the Global Climate Change Supplemental
Letter prepared by Ldn Consulting, Inc. (February 16, 2018), with attachments that include verification
of the Project’s on-site photovoltaic (PV; solar) panels by an independent third-party reviewer (ConSol
2017). These documents are all on the County’s website at:
https://www.sandiegocounty.gov/content/sdc/pds/ceqa_public_review.html, under Harmony Grove
Village South.

The 2018 FEIR and greenhouse gas (GHG) technical analysis incorporated a number of mandatory
Project design features (PDFs). The 2018 documents also disclosed that following implementation
of all proposed PDFs, the Project would still generate metric tons (MT) carbon dioxide equivalents
(CO2e) from Project construction and operations, which were identified as significant impacts
under CEQA. The 2018 FEIR also recommended both construction- and operation-period
mitigation measures to lower GHG impacts to net zero and attain a CEQA conclusion of less than
significant impacts.

Following County approval and certification, the Project was challenged in two CEQA actions.!
Following litigation and appeal, the California Court of Appeal (Court) found that the 2018 FEIR
was adequate in all respects except for one: the GHG mitigation measures relative to credit
purchase (location, registry confirmation and approval by the Director of PDS).?

The GHG analysis in the 2018 FEIR was found to have “adequately considered the cumulative
effect of GHG emissions.” Topical elements of the 2018 analyses that were assessed as adequate
during CEQA litigation include the following:

e GHG analysis (including approach and traffic generation information [average daily trips,
vehicle miles traveled (VMT), and associated roadway effects])

137-2018-00042927-CU-TT-CTL and 37-2018-00043084-CU-TT-CTL (limited to consideration of the adequacy of
the GHG Mitigation Measures).

2 Elfin Forest Harmony Grove Town Council et al. v. County of San Diego and RCS, 37-2018-00042927, Court of
Appeal, Fourth Appellate District (Division One), filed October 14, 2021. See also Sierra Club v. County of San Diego
and Integral Communities, LLC, et al., 37-2018-00043084-CU-TT-CTL, Court of Appeal, Fourth Appellate District
(Division One), filed December 21, 2021.

3 Elfin Forest Harmony Grove Town Council et al. v. County of San Diego and RCS, 37-2018- 00042927, Superior
Court of California, County of San Diego; Minute Order dated February 20, 2020, section 1.a.
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e A three-year construction period, with duration of specific construction efforts and
specified associated construction equipment

e Sequestration effects during construction and subsequent landscaping

e CEQA thresholds of significance (Net Zero GHG emissions taking into consideration GHG
reduction measures)

The Project’s entitlements were also determined by the Appeals Court to be consistent with the
County’s General Plan, except for the issue of affordable housing.* As explained below, adding
an affordable housing component to the Project is not an issue related to the environment and
would not require any change to the Project or the 2018 FEIR. Nevertheless, supplemental
information on the issues related to affordable housing is provided below.

The 2018 FEIR is only required to correct the portions of the document that are not compliant with
CEQA, even though the County vacated certification of the Project’s FEIR. All other issues have
been fully resolved, and res judicata® bars such issues from further litigation. The decertification
of the entire 2018 FEIR does not alter the fact that the 2018 FEIR was litigated, and all issues were
resolved. Res judicata is applied even if an agency rescinds approval of the project and decertifies
the entire EIR. (Citizens for Open Government v. City of Lodi (2012) 205 Cal.App.4th 296, [the
court applied res judicata even though the city rescinded approval of the project and decertified
the prior EIR.]) Finally, res judicata bars the litigation of issues that were actually litigated or could
have been litigated. (Citizens for Open Government v. City of Lodi (2012) at 324-325.) The
following chart summarizes the various topics that were raised in the litigation involving the
Project and resolved:

2018 FEIR TOPICS STATUS

Alternatives Addressed

Aesthetics Not Contested
Agricultural Resources Not Contested
Air Quality Addressed

Biological Resources Not Contested
Cultural Resources Not Contested
Energy Not Contested
Geology/Soils Not Contested

GHG Analysis (including approach and traffic | Addressed
generation information [average daily trips,
VMT, and associated roadway effects])

GHG Mitigation Invalidated
Growth Inducement Not Contested
Hazards & Hazardous Materials (in general) Not Contested

4 Elfin Forest Harmony Grove Town Council et al. v. County of San Diego and RCS, 37-2018-00042927, Court of
Appeal, Fourth Appellate District (Division One), filed October 14, 2021.

5 A legal principle that indicates that if there is a final judgment based on merits, then another plaintiff cannot relitigate
the same matter for the same cause of action.
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2018 FEIR TOPICS STATUS

Hazards & Hazardous Materials (fire safety) Addressed
Hydrology/Water Quality Not Contested
Land Use/Planning/Regional Plans Addressed
Mineral Resources Not Contested
Noise Not Contested
Paleontological Resources Not Contested
Population/Housing Not Contested
Public Services Not Contested
Recreation Not Contested
Transportation/Traffic (including VMT/trip Not Contested
length and consistency discussion)

Utilities/Public Services Not Contested
Mandatory Findings of Significance Not Contested

The Project design has not changed and is within the scope of the previously certified 2018 FEIR.
Additionally, the 2018 FEIR was found to be legally adequate and sufficient in all respects, except
as stated above. Therefore, the previously certified 2018 FEIR is not being recirculated in its
entirety for public review.

Rather, Section 2.7 of the 2018 FEIR, which includes a new mitigation measure and additional
new text, is being recirculated in the interests of public disclosure, even though the overall 2018
FEIR GHG analysis was found adequate. The new text focuses on general background
information, including the Project’s location, updates to legislation/regulation and methodology
data as appropriate, updates to PDFs as appropriate or added PDFs as now proposed, updated
modeling, and a revised mitigation measure. There is also a discussion of infill screening analysis
related to VMT by Intersecting Metrics (2023; Attachment B to this Readers Guide). Each change
is shown in strike-out/underline for the ease of reader review. (The previously adopted Mitigation
Monitoring Reporting Program [MMRP] will also be revised to include the updated PDFs
and revised GHG mitigation measure, but the remaining portions of the MMRP will remain
unchanged.) This current circulation also includes a new Global Climate Change Report by
Ldn Consulting, Inc., and an updated ConSol evaluation.

GHG Mitigation

The Court’s decision stated that the “EIR adequately considered the cumulative effect of GHG
emissions” (Judgment dated July 21, 2020; Minute Order dated February 20, 2020, section 1.a.)
The sole GHG issue that needed to be addressed per the Court is the mitigation measures
addressing the emissions during construction (M-GHG-1) and operational (M-GHG-2) periods.

The matrix below describes the specific issues identified by the Court within the 2018 GHG
mitigation measure wording, provides a summary resolution, and cites FEIR and technical report
locations where the identified information can be found.
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Court Identified
Issue

Resolution

Location within Current
Section 2.7 and Technical
Report (TR)*

This issue related to the potential
purchase of credits from a registry
as proposed for mitigation in the
2018 FEIR. The PDS Director is
allowed to approve any
“reputable” alternative agency
with no reference to a standard by
which the Director must evaluate a
registry’s reputation.

Mitigation has been revised to
delete references to credit
purchase—net zero will be
obtained via direct action in
San Diego County.

FEIR Summary, Section 2.7.5
Chapter 7.0, and Chapter 8.0

TR pp xiii-xvii, TR pp 51-54

There is no assurance that the
chosen registry’s credits are
legitimate.

Please see above.

FEIR as noted above

TR as noted above

Companion Writ:

Mitigation Measure M-GHG-1
fails to ensure the GHG offsets
will occur within the County in
accordance with Policy CO-20.1

The requirement for in-County
location of mitigation is an
integral component of the new
mitigation measure. It is spelled
out in current M-GHG-1, along

FEIR as noted above

TR as noted above

of the General Plan. with identification of specific

feasible methodology.

This revised mitigation measure is detailed in both EIR Section 2.7, Climate Change, and the 2024
Global Climate Change Report prepared by Ldn Consulting, Inc, both of which are part of this
public disclosure, and is also provided in Attachment A to this Readers Guide. The revised
mitigation measure requires installing a PV system on an existing commercial/industrial
building(s) located in the County of San Diego. The installation of this PV system will also be
required to qualify for a CEQA exemption, such as for a ministerial action under the County

Zoning Code, Section 6954, Solar Energy System, or under California Public Resources Code
(PRC) 21080.35.

Consistent with PRC 21080.35, environmental analysis of the off-site mitigation is specifically
exempted as follows: “Except as provided in subdivision (d), this division does not apply to the
installation of a solar energy system on the roof of an existing building or at an existing parking
lot.” Regardless, to be conservative the documents also include brief discussions of the anticipated
one-month construction period using an anticipated crew of nine workers, which would result in a
minimal (0.16 MT COze per year) change to total emissions already disclosed for the Project and
would not change the significance determination.

By way of example, PRC 21080.35 would not apply to a proposed PV installation on an existing
building, that is located on an existing impervious surface with associated drainage improvements.
Because the proposed PV installation will occur on such an existing building, no impact to stream
courses or water resources take permits for species protected under Section 401 or 404 of the
federal Clean Water Act (33 U.S.C. Sec. 1341 or 1344) or the federal Endangered Species Act of
1973 (16 U.S.C. Sec. 1531 et seq.) or the California Endangered Species Act (Chapter 1.5
(commencing with Section 2050) of Division 3 of the Fish and Game Code) are expected; nor are
waste discharge requirements pursuant to the Porter-Cologne Water Quality Control Act (Division
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7 (commencing with Section 13000) of the Water Code). Similarly, it is not expected that any trees
would be removed. Finally, the Project proposed installation of PV panels to a location already on
the electrical grid—no modified transmission, distribution, or connection facilities would be
required. As such, consistent with PRC 21080.35 the Project mitigation would be exempt from
CEQA environmental analysis. Should any of these assumptions not apply, the PV system would
need to qualify for another CEQA exemption or be relocated to where a CEQA exemption would
apply. The County will review the Project’s compliance with this mitigation measure before the
issuance of the first grading permit for the Project.

Finally, it should be noted that changes made to EIR Section 2.7 would not change the other
sections of the 2018 FEIR regarding CEQA conclusions since GHG emissions from all Project
sources would remain at zero. As described in the 2018 FEIR all cumulative impacts associated
with Project emissions would be mitigated to net zero through on-site reductions and
implementation of the Project’s previous mitigation measures. Because the Project is again
proposing to mitigate to net zero, the cumulative GHG emission impacts would be the same.

As noted above, in addition to the new mitigation measure and textual updates as appropriate,
revised/augmented PDFs, and emissions modeling updates resulted in Project remodeling. Since
this Project analysis was started, an updated version of CalEEMod has been released by
SCAQMD. The updated version of California Emissions Estimator Model (CalEEMod), Version
2022.1 is the latest update to CalEEMod and brings a new web-based platform, with many new
features and components. In addition, the model includes updated emission factors which generally
are lower when compared to the 2020 model. As a result, the 2022.1 version and future subsequent
updates of CalEEMod would estimate lower Project GHG emissions once fully operational when
compared to the model used in this analysis. Project remodeling used CalEEMod 2020, and
therefore results in a conservative (greater impact) analysis under CEQA. The Project purposely
chose a modeling approach that would produce a more conservative (stricter) requirement, in order
to provide a clearly defensible analysis under CEQA. The conclusion as to CEQA significance
(significant and mitigable) also remains the same.

Affordable Housing Condition

The Project will provide, as a condition of approval, an affordable housing component that will
include 10 percent of the project’s total dwelling units as on-site affordable housing (as defined by
California Health and Safety Code Section 50052.5 and 50053) consisting of five percent reserved
as affordable for low income households and five percent reserved as affordable for moderate
income households. Implementation of this condition will not result in changes to Project design
(i.e., the number of units, the number of structures, the need for associated infrastructure, the
design style, and/or the footprint). These all remain as previously proposed and approved. As a
result, no physical changes would occur to the Project as part of the condition. The economic
concerns addressed by an inclusionary housing condition do not change technical analyses
completed in compliance with County environmental significance thresholds because the change
would not have environmental ramifications.

Consistent with CEQA Guidelines Appendix G, the significance thresholds in the “Land Use and
Planning” discussion (2018 FEIR Section 3.1.5) concern policies to protect environmental
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concerns, community character, and potential division of communities. The economic concerns
addressed by an inclusionary housing condition are economic in nature and no physical changes
would occur to the Project. Similarly, regarding the “Population and Housing” discussion in the
2018 FEIR (Section 3.1.7); the significance thresholds for that issue concern eliminating housing,
to which an inclusionary condition for provision of housing is also irrelevant.

Thus, no EIR analytical modifications are required for this issue, and it is not further addressed.
Recirculation is Not Required

Because the Court directed the County to set aside its various actions certifying the 2018 FEIR
and approving the Project, the status of the County’s environmental review process for the Project
is akin to that of a lead agency that has circulated a full draft EIR but has determined that a partial
recirculation is necessary to deal with one set of issues. Thus, the CEQA principles applicable in
such a situation are relevant, as is the above-described principle of res judicata. CEQA Guidelines
(14 California Code of Regulations, Chapter 3) Section 15088.5 provides criteria considered by a
lead agency when deciding what information must be recirculated. Recirculation is required when
“significant new information” is added to an EIR after public notice of the availability of the Draft
EIR is given but before document certification (CEQA Guidelines, Section 15088.5[a]).

Examples of significant new information provided by the CEQA Guidelines include a disclosure
showing that a “new significant environmental impact would result from the project or from a new
mitigation measure proposed to be implemented,” that a “substantial increase in the severity of an
environmental impact would result unless mitigation measures are adopted to reduce the impact to
a level of insignificance,” or that a “mitigation measure considerably different from others
previously analyzed would clearly lessen the significant environmental impacts of the project, but
the project’s proponents decline to adopt it” (CEQA Guidelines, Section 15088.5[a][1]-[3]).
Recirculation is not required simply because new information is added, or where “the new
information added to the EIR merely clarifies or amplifies or makes insignificant modifications in
an adequate EIR” (CEQA Guidelines Section15088.5[b]). This is consistent with CEQA
environmental practice: new information is often added to Final EIRs through CEQA’s public
review and comment and response process, as well as CEQA’s post-Draft EIR requirement that
proposed responses to public agency comments be circulated to those agencies. Recirculation is
“intended to be an exception rather than the general rule.” (Laurel Heights Improvement Assn. v.
Regents of University of California [1993] 6 Cal.4th 1112, 1132.)

The proposed mitigation measure retains the goal to attain net zero for GHG emissions impacts
remaining after full implementation of the proposed PDFs. Rather than attaining net zero through
credit purchase as proposed in the 2018 FEIR, however, the Project would mitigate GHG impacts
through installation of off-site photovoltaic (PV) panels within the County. Implementation
standards provide additional rigor and clarity. Implementation of the measure would not (1) result
in any new significant impacts; (2) increase the severity of any previously identified significant
impact; or (3) affect commitments to implement GHG-related design features. Project proponents
do not decline implementation of the new mitigation measure or design features designed to avoid
adverse impacts, but rather are committed to their implementation. Accordingly, recirculation of
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the 2018 FEIR is not required. This public review period for Section 2.7 does not constitute a
recirculation of the remaining portions of the 2018 FEIR.

Comments must be received by October 7, 2024, at 4:00 p.m., and should reference the Project
numbers and name: Harmony Grove Village South Project, PDS2015-GPA-15-002, PDS2015-
SP-15-002, PDS2015-REZ-15-003, PDS2018-TM-5626, PDS2015-MUP-15-008, PDS2018-
STP-18-011, Log No. PDS2015-ER-15-08-006, SCH# 2015081071. Comments must be sent to
the Planning & Development Services (PDS) address listed  below or via
email to: Bianca.Lorenzana@sdcounty.ca.gov.

Planning & Development Services
ATTN: Bianca Lorenzana
5510 Overland Avenue, Suite 210
San Diego, CA 92123

Pursuant to the legal principles described above and CEQA Guidelines Section 15088.5(f)(2),
reviewers should limit their comments to only the EIR revisions in Section 2.7 and supplemental
documents (Global Climate Change Report and Infill Analysis Memorandum) referenced in or
appended to this Readers Guide, and although not required by CEQA, to the proposed affordable
housing condition referenced above.

For additional information, please contact: Bianca Lorenzana at:
Bianca.Lorenzana@sdcounty.ca.gov, (619) 510-2146.

Files Availability. The revised EIR section and the previous 2018 EIR, as well as the new Global
Climate Change Report and this Readers Guide with attachments are available on the Planning &
Development Services website:
https://www.sandiegocounty.gov/content/sdc/pds/ceqa_public_review.html, or at the PDS Project
Processing Counter at 5510 Overland Avenue, Suite 110, San Diego, California, 92123. For the
convenience of the reader a clean formatted version is also available at the locations described
above.
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ATTACHMENT A

MITIGATION MEASURE M-GHG-1



M-GHG-1  Prior to the issuance of the first grading permit for the Project, compliance with

a)

b)

M-GHG-1 shall be as follows:

Solar panel(s), capable of generating a total of 1,720 KW, shall be installed on an existing
building(s) that does not currently utilize solar energy, located within the County of San Diego,
that is not otherwise required by law or regulation through statute, regulation, existing local
program, or requirement to install such solar panels. The building shall have an estimated life
of at least 30 years as verified by a third-party building inspector. The solar system installation
shall be completed by a licensed, bonded and insured installer; and equipped with a monitoring
system to notify the property owner upon which the building is located (property owner), the
installer, and the HGV South Homeowners Association (HOA) with monitoring data. The solar
panels will be registered with an extended warranty for the maximum period of time feasible,
not less than 30 years and the panels will be dated at the time of installation. Consistent with
the North American Board of Certified Energy Practitioners (NABCEP) standards, the
installation company shall have a minimum of three years’ experience.

The identified building(s) shall be located within the County boundaries. A Covenant shall be
recorded against the property, for the benefit of the Project site, stating that the Project-installed
solar panel(s) must remain on the building(s) and operational for a period of 30 years. This
Covenant runs with the land, not the owner, and will pass with the parcel in the event of a sale.
The Covenant shall also require the property owner to allow the HOA or representative
(including the County) to conduct annual baseline maintenance inspections, monitor, repair or
replace the system as described in e), below, during that 30-year period. The Covenant shall
also include the following provisions:

1) the property owner shall allow the HOA or County to access the system if maintenance
is indicated by the monitoring system or when issues are otherwise noted by the
property owner;

i) the property owner shall notify the HOA and County if any repair or maintenance
events become known to the property owner;

111) the property owner shall maintain a policy of insurance (or include the addition of such
panels to the coverage limits of the building’s current insurance policy) to cover against
the repair or replacement of the solar system resulting from physical damage (e.g.,
caused by severe weather conditions, vandalism, fire and other events), and name the
HOA and County as additional insureds;

1v) the property owner shall maintain and/or replace such panels with an equivalent or
higher rated panel as necessary if the repair work is not completed by the HOA;

V) if the identified building is vacated or abandoned, or the building is demolished before
the 30-year period, the property owner shall be required to install an equivalent unit
(and provide insurance for the same) on one or more existing buildings that meet the
same criteria identified in a): within the County, that would generate an equivalent
amount of solar power for the remaining term of the 30-year period. The property



d)

owner shall be required to record a Covenant with the same provisions against the
property upon which the new building with the replacement solar unit is located, for
the remaining term of the 30-year period and notify the HOA and the County of the
same, prior to the vacation, abandonment, or demolition of the existing building; and

vi) Any new purchaser of the property shall notify the HOA and County that it has acquired
the site and acknowledge its obligations under the Covenant, including allowing access
for solar panels maintenance for the duration of the 30-year term.

The Applicant is required to fund and provide a report to the County that provides the following
information:

1) the address of the specific building(s) upon which the installation of the solar panels required
by M-GHG-1 have been installed;

i1) evidence that the building(s) is/are not required by law or regulation through statute,
regulation, existing local program, or requirement to install such solar panels (i.e., additional);

ii1) the amount of GHG emissions that will be reduced by the installation of such panels;

iv) a copy of the Covenant recorded against the property that includes the information required
by M-GHG-1 b) above;

v) a copy of the third-party building inspector verification that the life of the building be at
least 30 years;

vi) a copy of the Project “Covenants, Conditions, and Restrictions” (CC&Rs or Declaration)
of the HOA that include the provisions identified in paragraph e) below, including the HOA’s
budget that shows the reserve set aside for purposes described in paragraph), below: and

vii) a copy of the solar installation contract with a licensed and bonded installer, and warranty
and insurance policy along with the approved solar permit. The report shall include
calculations conducted by a technical GHG expert using County-approved models and/or
methodologies.

The Applicant shall comply with County Code Section 6954, Solar Energy Systems, and obtain
any required permits. The installation of such PV system shall be required to qualify for a
CEQA exemption, such as PRC 21080.35 at the time of application for installation.

The CC&Rs for the Project shall be submitted to the County for its review prior to the approval
of the first grading permit that includes the following provisions:

1. The HOA shall monitor the solar system using the module-level monitoring application
described above for a 30-year period that commences from the Project’s start of
operations. The HOA shall keep records of solar power production during this period.



2. If any solar equipment is found to need repair or replacement, the HOA shall be
responsible for such work being completed as needed in order to maintain the
equivalent amount of solar power generated by such panels. The HOA shall work with
the property owner, installation company and/or insurance entity to ensure that the
repairs are completed in a timely manner. If the repair work is not covered by the
warranty or paid for by the insurance carrier, the HOA shall be responsible for ensuring
that the repair work is completed.

3. An annual maintenance and monitoring program shall be conducted by a licensed and
bonded solar company (the Covenant requires the property owner to allow this annual
inspection). A report shall be prepared by the solar company with the results of the
inspection, including whether any repairs are needed, and the amount of solar power
generated by such panels. The report will be provided to the HOA, property owner, and
County.

4. During maintenance, the HOA or representative shall replace (with an equivalent or
higher rated panel) or repair any of the solar panels as needed in order to maintain the
equivalent amount of solar power generated by such panels.

5. Any revisions to the above-described provisions of the CC&Rs shall be approved by
the County, require the consent of 100 percent of the holders of first mortgages or
property owners within the HOA, and require the HOA to retain the same amount of
funds set aside by this mitigation measure for the same purposes for the 30-year period.

6. The County shall be named as a party to said Declaration authorizing the County to
enforce the terms and conditions of the Declaration in the same manner as the HOA or
any owner within the subdivision.

7. The HOA shall maintain the budgeted reserve described in paragraph f) below for the
exclusive uses described below. The County may use such funds should it decide to
enforce said obligations.

8. These CC&Rs shall be confirmed by the County prior to recording the first subdivision
map.

f) Applicant shall submit the initial HOA budget subject to Department of Real Estate (DRE)
rules, for review and approval by the County that includes a set aside fund of $300.000.00, for
the purpose of repairing or replacing any solar panels (see Attachment C) should such work
not be eligible for reimbursement from the property owner’s insurance policy or warranty. The
set aside funds may also be used to enforce the provisions of the Covenant and any insurance
claim if needed. The amount of the set aside funds shall be adjusted each year by the HOA,
based on the annual indexed increases in construction costs and expenses consistent with the
California Construction Cost Index or similar construction industry standard index, through a
reserve study prepared by a qualified consultant, hired by the HOA as required by the DRE,
provided however, in no event shall the reserve fund be increased more than three percent (3
percent) in a given year. This budgeted reserve amount shall be designated and restricted



exclusively for the sole purposes set forth herein and may be used by the County should it
decide to enforce the obligations of the property owner. If any amount of the set aside is used
by the HOA or County for such purposes, the HOA shall replenish the fund in an amount equal
to what has been withdrawn.



ATTACHMENT B

HARMONY GROVE VILLAGE SOUTH

INFILL ANALYSIS MEMORANDUM















































































































































































































ATTACHMENT C

OFF-SITE SOLAR PANEL INSTALLATION FOR GHG MITIGATION

SET ASIDE FUND REVIEW




































Project Experience | Military and Government

Bachelor Enlisted Quarters
Twenty Nine Palms, CA

System Overview: Roof, Carport and Shade Structure
Number of Panels: 4,680
System Size: 1,488 kW

To help meet federal regulations for energy efficiency and to maximize much
needed shade in the desert heat, this construction project incorporated

one of the largest California military base solar installations to date. Baker
Electric Solar installed four separate solar array structures. The installation is
designed to cover two large parking areas, an amphitheater and recreational
park area.

Food and Drug Administration
Irvine, CA

System Overview: Rooftop and Carport
Number of Panels: 2,577
System Size: 953 kW

The FDA-SCE project utilized an Utility Energy Service Contract (UESC)
where the local utility SCE provided solar as an energy conservation
measure to the FDA. Baker was responsible for the development, design,
procurement, construction and commissioning of the project.

LA Air Force Base
El Segundo, CA

System Overview: Rooftop
Panels: 3,234
System Size: 1,215kW

Design-Build new construction on an occupied military base.

Licenses C-10/A/B/C-46 /C-7 | #161756 | www.baker-electric.com/renewables



Baker

Electric Project Experience | Utility Scale

N Established 1938

Stateline Solar Phase | & I

Lancaster, CA

System Overview: Utility Scale
System Size: 300 MW

The 300MW Desert Stateline Solar project is located on 1,685 acres of
federally managed public land in San Bernardino County and consists of
approximately 3.2 million of First Solar’s thin-film photovoltaic modules
mounted on fixed-tilt racking. The electricity and associated renewable
energy credits generated by the facility will be sold under a 20-year power
purchase agreement with Southern California Edison Co.

Anetelope Valley Solar Ranch 1
Antelope Valley, CA

System Overview: Utility Scale
System Size: 61.3 MW

Baker Electric was chosen to complete the final phase of the Antelope
Valley Solar Ranch One, and installed 61.23 MW of the PV. Located in the
Antelope Valley area of North Los Angeles County, the 230 MW AV Solar
Ranch One is a utility scale solar project that will produce enough electricity
to meet the annual energy needs of about 75,000 average homes.

Westmont Permacity
Los Angeles, CA

System Overview: Utility Scale
System Size: 16.4 MW

The Westmont project includes more than 50,000 solar panels, covering 50
acres of roof space, enough electricity to power 5,000 single family homes.
It ranks second in size only to the solar project at Apple’s headquarters in
Cupertino — though Westmont’s highly efficient solar panels and unique
roof design enables it to surpass the project in total power generation.

Licenses C-10/A/B/C-46 /C-7 | #161756 | www.baker-electric.com/renewables



Baker

Electric Baker Electric | Utility Solar Experience

S Established 1938

Stateline Solar | & I
Nipton, CA

+ 300MW Solar System | 3.2 million PV modules
+ $38.1 Million in Electrical Value

- 12kV Distribution

Sletten Companies, General Contractor
Rafael Valenzuela | (702) 739-8770 | rvalenzuela@sletteninc.co

Wright Solar

Los Banos, CA

« 239MW Solar System
« $11.9 Million in Electrical Value

« 12kV Distribution

Swinerton Builders, General Contractor
Brian Irlbeck | (858) 622-4040 | birlbeck@swinerton.com

Techren Solar | & I
Boulder City, NV

+ 384.54MW Solar System
« $23.4 Million in Electrical Value

« 12kV Distribution

Swinerton Builders, General Contractor
Mike Schott | (619) 372-1381 | mschott@swinerton.com
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Eggﬁg Planning | BIM & Pre-Fab

S Established 1938

People, Process, Technology - Efficiently and in that order for more effective project delivery

Baker Electric has been successfully designing, modeling, coordinating, prefabricating, and constructing in 3D for over 11 years. We fully
embraced Revit as our preferred BIM software platform in 2014. In doing so, we have gained valuable insight in how to truly leverage the
benefits and information of BIM by collaboratively taking it from preconstruction and concept, through our prefabrication shop, and effectively
communicating it to our field teams for installation.

Baker believes that with these key steps, we are staying ahead of the curve in the 3D world of construction:
e Collaborative Planning Approach
e Meeting the Demand for Better Work in Less Time
e Taking a Modular Approach

e Keeping it Lean

BIM Modeling VS. Installation

Collahorative Planning Approach

L Our advanced BIM approach is tightly woven into our planning and work process which helps us identify constructability issues early, maximize
prefabrication opportunities and effectively communicate not only internally, but also externally with fellow contractors. As heavy practitioners
of Standard Operating Procedures, we utilize highly skilled field experienced personnel on our BIM team to work side by side with our field and
effectively guide them through our standardized planning processes. We are always looking for opportunities to not only improve our BIM and
planning processes, but to continuously improve all of our business processes.

Meeting the Demand for Better Work in Less Time

"y Putting the right information and content into the model without bogging it down can only be learned through our years of experience, but having
the right mix of people on our BIM and prefabrication teams to fuel innovation is maximized by the Baker way of delivering energy through
people. By taking a lean construction mindset of documenting and standardizing our work, we are able to achieve and maintain our standards
while continuously improving how we deliver projects.

Taking a Modular Approach

By integrating our BIM and prefabrication departments, it creates a diverse group collaborating and finding innovative ways to get our systems
installed onsite. We are always looking for ways to set entire units of our systems in place and find continued success with our modular
underground, overhead and equipment approaches.

Keeping it Lean

We are always looking to do more with less. From adhering to the 5S principles in our prefabrication shop, to reducing or eliminating excessive
waiting/inventory/transportation to keep all deliveries on wheels and getting them set in the correct location 1 to 2 days prior to installation.
Flow efficiency and detailed sequencing is always top of mind.
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Baker

Electric Project Experience | Labs & Clean Rooms

N Established 1938

Navigate BioPharma Lab, Tl
Carlsbad, CA

e 25,000 SF facility

e $931,369 Electrical Value
e Labs and office space

e Biopharmaceuticals

e (linical trials

Regulus Therapeutics, Tl
San Diego, CA

e 46,000 SF tenant improvement
e $1,130,832 Electrical Value

e |abs and office space

e Biopharmaceuticals

e Vivarium

Sharp Healthcare Lab Remodels

Various Locations, CA
e Remodel of 4 Acute Care Hospital Labs
e $1,428,779 Electrical Value
e Construction phasing

e Temporary Phasing

Licenses C-10/A/B/C-46/C-7 | #161756 | www.baker-electric.com



Baker

Electric Project Experience | Labs & Clean Rooms

S Established 1938

Kite Pharma RDMC Building B Office
Space Densification

Santa Monica, CA
e 3-story tenant improvement
e $2,286,777 Electrical Value
e Labs and office space
e Biopharmaceuticals

e All new power & lighting

Novartis Gene Therapies
San Diego, CA

e Suite 220 lab tenant improvement
o $242 437 Electrical Value

e (lean rooms

e Research labs

e (linical trials

Michelson Lab Wing NAWS
China Lake, Ridgecrest, CA

e 22 674 SF facility
e $2,226,285 Electrical Value

e Military Lab Renovation
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Electric Project Experience | Healthcare

N Established 1938

UCSD Koman Family Outpatient
Pavilion

La Jolla, CA
e 156,834 SF Outpatient Clinical Facility
e $15,014,156 Electrical Value
e OSHPD-3
e LEED Gold Certification
e 3 Surgery Suites

e State-of-the-art Lighting Control

VA Loma Linda Ambulatory Care
Center
Loma Linda, CA

e 271,000 SF Ambulatory Outpatient Center

$10,176,290 Electrical Value

LEED Gold Certification

Primary Medical Care, Dental, and Rehabilitation Services

Highly Collaborative Design-Assist

Sharp Rees-Stealy Santee Medical
Office Building
Santee, CA

e 86,000 SF, 3-Story Medical Office Building
e $6,627,223 Electrical Value

e Supporting 21 Medical Clinics

e Design-Build Delivery Method

e 420 On-Site Parking Spaces
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Electric Baker Electric | Education Project Experience

N Established 1938

Golden West Math & Science Building

Phase 2
Huntington Beach, CA

e 120,561 SF, 3-story Math and Science Building
e $8,900,000 Electrical Value

e Project also included a STEM Center for students

Coast Community College District, Owner
Michael Golden | (714) 895-8143 | mgolden7@gwc.cccd.edu

Grossmont College Arts &
Communications Complex Phase 1

El Cajon, CA

e 38,680 SF, 390-seat Performing & Visual Arts Center
¢ $9,300,000 Electrical Value

e Project also included Hyde Art Gallery

Balfour Beatty Construction, General Contractor
Chris Drinko | (858) 635-7400 | cdrinko@balfourbeattyus.com

Mesa Community College Commons
Cafeteria & Bookstore
San Diego, CA

e 73,000 SF Cafeteria and Bookstore Commons Area
e $3,739,804 Electrical Value

e |ncluded lounge spaces, conference rooms, & stockrooms

San Diego Community College District, Owner
Ryan Murphy | (619) 388-6500 | rmurphy@sdccd.edu
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Electric Baker Electric | BESS Project Experience

N Established 1938

Yorktown BESS
Pico Rivera, CA

« 3MW/9 MWh Battery Energy Storage System
- Baker managed civil, structural, & electrical design
- Baker provided turn-key project delivery

Prime Contractor: Baker Electric

Delivery Method: Design-Build
Year Completed: 2021

Top Gun BESS
San Diego, CA

« 30MW/120 MWh Battery Energy Storage System
» Accelerated construction schedule

« In excess of 15,000 modules installed with no incidents

Prime Contractor: RES-Americas
Delivery Method: Design-Build
Year Completed: 2020

Cadillac BESS

Pico Rivera, CA

« 3.5MW/8.75 MWh Battery Energy Storage System
- Baker managed civil, structural, & electrical design

- Baker provided turn-key project delivery

Prime Contractor: NEC Energy Solutions
Delivery Method: Design-Build
Year Completed: 2021
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