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1111

111-2

111-3

Response to Comment Letter 111

Anne Ponsford Tipps, MD
December 28, 2023

The commenter introduces herself as a neighbor of the project. This is an introductory comment to
those that follow.

The commenter states that the proposed density is noncompliant with the existing RS-7 zoning. As
discussed in Draft EIR Chapter 3, Project Description, implementation of the proposed project would
require amendments to both the City’s General Plan and the Zoning Code. The proposed project
consists of the following entitlements and agency approvals: General Plan Amendment, Zone Change,
Specific Plan, Tentative Map, Development Review Permit, Final Map, and EIR Certification. Should the
project be approved, the proposed Harmon Ranch Specific Plan would be adopted by ordinance and
serve as the primary zoning document for the project site. Project design requirements, including
setbacks, would be based on the Specific Plan guidelines. Refer to the Property Development
Standards for the Planned Community Zone below, provided from Section 17.20.030(G) of the City’s
Municipal Code:

The maximum number of dwelling units within a planned community zone shall not exceed
the ability of the City to provide services in accordance with the general plan and applicable
local ordinances; provided, that the distribution of units within the zone and the maximum
residential density on any individual site or within designated portions of the zone shall be
governed by the development plan, conditional use permit, or development review. In the
event the general plan does not establish a maximum residential density for said site, the
City Council shall determine the appropriate density based on detailed review of the
development plan and text and the provisions of this title.

As noted above and in Chapter 3, a rezone of the project site is part of the entitlement package. Since
a Specific Plan has been prepared for the project, the proposed density would be allowed under the
proposed “Planned Community” zoning. Approval of the Harmon Ranch Specific Plan would set
development standards that apply only to the property included in the Specific Plan, rendering the R-7
zoning non-applicable to the Harmon Ranch property. Upon project approval, the Harmon Ranch
Specific Plan would be adopted and serve as the primary zoning document for the project site. The
comment does not raise any issues regarding inadequacies of the Draft EIR and does not require any
revisions to the Final EIR.

The commenter states that the project does not fit as a Planned Community and expresses general
opposition to the project. According to the City’s General Plan Community Development Element, “the
Planned Community designation allows a variety of land uses to occur based upon the adoption by the
City Council of a specific plan. The purpose of this designation is to encourage comprehensive land
planning of large contiguous areas so that parcel-specific issues can be addressed with creative
solutions.” In addition to on-site residential amenities, the proposed development would include
preservation of a designated historic home and a designated open space conservation area that
contains sensitive biological habitat and cultural resources. Further, the project addresses existing
drainage issues through the provision of infrastructure that would improve on-site drainage. Roca
Grande and La Vista Way are private roads in the project vicinity with no curb/gutter. Both of these
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111-4

111-5

111-6

adjacent streets drain to the Harmon property that is located within the proposed project boundary,
and proposed project improvements would address this existing drainage condition. Preparation of a
Specific Plan allows for the proposal of a project that works in today’s market and is compatible with
the surrounding uses, while still implementing the goals and policy objectives in the General Plan. The
comment does not raise any issues regarding inadequacies of the Draft EIR and does not require any
revisions to the Final EIR.

The commenter discusses the lack of affordable housing as part of this project and discusses how the
pricing of the proposed units has not been disclosed. As discussed in Response to Comment 16-4, the
applicant will pay an in-lieu fee to the City for future affordable housing projects within the City. Payment
of this fee is an option allowed within Poway’s Inclusionary Housing Policy. The comment does not raise
any issues regarding inadequacies of the Draft EIR and does not require any revisions to the Final EIR.

The commenter expresses concern regarding grading, groundbreaking, and possible damage from
groundborne vibrations. In response, please refer to Responses to Comments I18-2 and 19-7 for detailed
responses regarding grading and vibrations.

The commenter expresses concern regarding drainage and references historic flooding of the area
during heavy rainfall periods due to lack of drainage infrastructure on Roca Grande Drive. Based on the
existing topography and the delineation of the drainage area, there is no runoff from the project site
toward the commenter’'s property; the hill runoff originates off site, beyond the project area.
Furthermore, the proposed grading plan would not direct drainage toward the commenter’s property.
To ensure that no runoff impacts the neighboring property, a brow ditch is planned along the boundary
with the neighbor, designed to intercept any potential flow from a 100-year event. Additionally, an on-
site catch basin is set to capture water from this ditch, channeling it alongside the site’s runoff to the
proposed underground detention system. Therefore, the project is designed to have no adverse
drainage impact on the neighboring property. Please refer to the Drainage Study and Stormwater
Quality Management Plan that have been prepared for the project, which are included as Appendices |
and J of the EIR, respectively.

Harmon Ranch Project EIR 14452

March 2024

132



Responses to Comments

Comment Letter 112

From: Hector Salgado <HSalgado@poway.org>

Sent: Tuesday, January 2, 2024 1:13 PM

To: David Shepherd; Ranie Hunter; Hayley Ward; Vanessa Scheidel
Subject: FW: Harmon Ranch

From: Christine Vickers <cvickersmail @gmail.com=>

Sent: Thursday, December 28, 2023 4:42 PM

To: Hector Salgado <HSalgado @poway.org >; Councilmembers <Councilmembers@p oway. org >
Subject: Harmon Ranch

EXTERNAL EMAIL

I oppose rezoning Harmon Ranch. The impact to Poway, PowayRoad, and the residents of the neighboring 112-1
streets has not been addressed and parking is sorely inadequate .

We are seeing this at The Farm in Poway development. The Farm in Poway was supposed to be a Specific
Plan. The house sizes are 15-25% bigger than what was proposed, they want to turn a 3,000 sf Swim and
Tennis club into a 30,000 sf warehouse gym, rearranged infrastructure ect. Overriding the General Plan has
become second nature to developers because the City has allowed it at every turn. The implications of rezoning
lots because that is what the developer has proposed has become a slippery slope. Furthermore, Specific Plans
have NOT been specific. Specific Plans have become a tool to sell the public on an idea and developers are not
held accountable to their proposed development.

112-2

Christine Vickers
17014 Clouderoft Drive, Poway
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112-1

112-2

Response to Comment Letter 112

Christine Vickers
December 28, 2023

The commenter expresses general opposition to the project. The comment states that the project would
impact Poway Road and the residents of the neighboring streets and that project parking is inadequate.
Existing, cumulative, and project-related traffic was analyzed as part of the Local Transportation
Assessment and Transportation Impact Study (Appendices L and M of the Draft EIR). Additionally,
parking was analyzed as part of the traffic reports. Please refer to Section 4.15, Transportation, of the
Draft EIR for a full analysis of project-related traffic/transportation impacts. The comment does not
identify specific areas of inadequacy in the Draft EIR and does not require any revisions to the Final EIR.

The commenter expresses concern and discontent with the use of specific plans for rezoning of sites,
using The Farm development in Poway as an example. In response, as outlined in the Project
Description (Chapter 3) of the Draft EIR, California Government Code Section 65453(a) authorizes local
jurisdictions to adopt specific plans as a tool for the systematic implementation of the general plan. A
specific plan must be consistent with the goals and policy objectives in the adopted general plan, but
can provide a unique set of land uses, design regulations, and development standards not permitted
under a city’s existing zoning or by a city’s current standards. By allowing greater flexibility, development
patterns can be specifically tailored to the characteristics of a site and surrounding context, including
creative design concepts, density ranges that differ from a city’s zoning code, specially designed
roadways, and a mix of uses unique to the Specific Plan area. Specific Plans may be adopted, in whole
or in part, by either resolution or by ordinance. The Harmon Ranch Specific Plan would be adopted by
the Poway City Council by resolution and ordinance. All development and improvements constructed
within the Specific Plan area would be required to be consistent with the City’s General Plan, the
Specific Plan, and the tentative map(s). The comment does not raise any issues regarding inadequacies
of the EIR and does not require any revisions to the Final EIR.
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Comment Letter 113

From: Hector Salgado <HSalgado@poway.org>

Sent: Friday, December 29, 2023 10:11 AM

To: David Shepherd; Hayley Ward; Ranie Hunter; Vanessa Scheidel

Subject: FW: Draft Environmental Impact Report (EIR), Harmon Ranch Specific Plan Project State

Clearinghouse No. 2023020009 EIR No. EA 23-000

From: Kim Gollner <leilatigress@ hotmail.com:>

Sent: Friday, December 29, 2023 9:31 AM

To: Hector Salgado <HSalgado®@ poway.org>

Subject: Draft Environmental Impact Report {EIR), Harmon Ranch Specific Plan Project State Clearinghouse No.
2023020009 EIR No. EA 23-000

You don't often get email from | eilatigress@h otmail.com. Learn why this isimportant

EXTERNAL EMAIL

I haveread most of the EIR, and my comments follow:

No Project/No Development Alternative

The No Project/No Development Alternative in the proposed Environmental Impact Report (EIR) is highly
flawed and biased in favor of the developer's proposal. It presents a negative framing that misrepresents the true
nature of the No Project alternative. The EIR assumes that the site woul d remain an undeveloped dirt lot with no
residential, recreational, trail, traffic improvement, or conservation uses. This assumption is completely flawed
and needs to be rejected.

Recreational uses, trails, and other community and conservation uses are not necessarily tied to development.

The EIR should acknowl edge this fact and supply a neutral and obj ective analysis of the potential impacts of not
developing the land. The No Project alternative should present a range of uses and improvements that could 112-1
occur on the land, without resorting to leading or derogatory phrases.

The same applies to traffic improvements and open space. The EIR should not assume that these benefits can
only be achieved through the proposed project. The No Project alternative should reflect a fair and transparent
evaluation of the proposed project's environmental impacts.

In conclusion, the EIR's No Project/No Development Alternative is completely flawed and needs to be rejected
until it accurately reflects the range of uses and improvements that could occur on the land. The City of Poway
must supply a fair and unbiased evaluation of the proposed project's environmental impacts, rather than
allowing the developer to influence the content of the EIR.
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1. Existing Zoning Alternative

. The Existing Zoning Alternative proposes keeping the original zoning designation, Residential Single-family 7
(RS-7), instead of changing it to Planned Community (PC). This means that the development would not have a
Homeowner's Association and the streets would remain private. However, the document mentions that the HOA
would handle some costs and the streets would be private instead of public rights-of-way.

The RS-7 zoning allows single-family homes on a minimum of 4,500-square-foot lots, with a maximum density
of 8 dwelling units per acre. Since the project area is 7.26 acres, the maximum number of housing units that
could be built is 58, which is five fewer than the proposed project’s goal of 63 units. This means that the
existing zoning plan would only allow for 58 units, but the document assumes the goal number of 63 units. It
then tries to justify this by saying that it is not a big deal since the difference is only 5 units. However, an 11%
increase in the number of units is significant, especially when considering that the added 5 units are on steep
terrain, requiring extensive terrain modification. In Figure 4.9-3 included below, the top right 4 units are in the
cut zone.

1132

To create an alternative for the existing zone, it is recommended to remove fourlots and one of the units on the
eastern edge. This will allow emergency access to the site from Rocea Grande Drive and La Vista Way, which
will significantly reduce air pollution and noise issues of the 64-unit alternative. Moreover, it is suggested to
move two units from the south side of Oak Knoll Road to the southeast corner of the northern part of the
project. This will help in increasing the riparian habitat and enabling a retention basin to mitigate urban runoff.
It is important to note that flat fields produce little to no runoff, while streets, roofs, sidewalks, ete., produce a
lot of contaminated water.

This needs to be split into two different alternatives:

o Existing Zoning Alternative (58 Units, NO HOA, Public Streets, etc.) not requiring a Proposition FF

vote v

Page 2 of 5 in Comment Letter [13
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¢ Enhance Zoning Alternative (63 Units, HOA alternative, Private streets, etc.) requiring a prop osition
FF vote

Density Bonus Alternative

2 It is not necessary to consider how the 92 units were reached when assessing the environmental
impact, as in the case of Density Bonus. The primary purpose of the EIR is to decide the impact of the 92 units
on the environment, and any other factors such as political or economic issues should not be used to decide
the best environmental altemative. If any other factors are used, they should be used to mitigate environmental
impacts elsewhere, which would require a much larger EIR covering a much larger area. For instance, the
increased density could help preserve some environmentally sensitive areas nearby.

3.

Other Comments:

1. Section 3.1:

The project aims to develop an underutilized site into a residential neighborhood with quality architecture and
community design aesthetics that respect and enhance the existing neighborhood's appeal and character. It
will contribute new single-family housing units to the City of Poway and create an intemal network of private
streets that minimizes traffic impacts on existing neighborhoods. This approach is environmentally sound and
aims to improve the project's sustainability.

2. Section 3.2.1

The new land uses praposed by the Specific Plan include two apen space uses and one residential land
use. Parcels appointed as open space would be permanently preserved as open space through deed
restriction.

Why is the Deed Restricted? This implies there will be someone holding the deed, the HOA. This is an example
of why the alternatives need to be split. What happens when the HOA refuses to pay for the maintenance of this
Open Space? Or when the HOA decides to restrict access?

Project Approvals The proposed praject consists of the following entitlem ents and agency approvals,
which would be processed concurrently unless otherwise noted:

General Plan Amendm ent
Zone Change

Specific Plan

Tentative Map

Development Review Permit
Final Map

EIR Certification

The School District needs to be involved. Indian Tribes, California Department of Fish and Wildlife (CDFW),
and San Diego Regional Water Quality Control Board.

3. Figure 3.1

Azo
Cont.

113-3

13-4

1135

& 113-6
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OSRI1 needs to supply public accessto OS-1. Also needs to supply vehicle ingress and egress for maintenance

of creek and OS-1. 113-6
; s o 2 Ccont.
‘Why Private streets if this is the Existing Zoning?
4. Figure 3.2
Why all the private Streets? 113-7
Why is there no public parking on the pink road? Parking in the area is already at a premium. All streets should
be public and should include public parking. 1
5. Figures 3.3 and 3-4
113-8
The existing ratepayers paid for the water and sewer line improvements made on Oak Knoll. These houses need
to pay for their share of the increased ability added to support this development 1
6. Figure 3-5
113-9
The new development should include a detention basin, on OS-1. 1
Figure 3-6 T
113-10
The model parking is going to be on OSR-1 unless this will remain as generally open parking to the publicin
the future. 1
7. 4.1 Aesthetics
Aesthetics is a branch of philosophy that deals with the nature, appreciation, and perception of beauty and the 113-11
principles and criteria involved in judgments of taste and style. Aesthetics can only be determined by the
existing residents. Therefore, the developer or city staff cannot fill in this section. 1
8. 4.2.2 Relevant Plans, Policies, and Ordinances T
o Shrategy 2: Seek to promote a development pattern that reduces daily trips for shopping, school,
and recreation. 14342
o Shrategy 3: Encourage ride sharing, the use of transit and other transportation systems
management programs to reduce the number of vehicle miles traveled and traffic congestion. 1
A major way to carry out thisisto not design a development around the car. This requires thinking about more T
than roads. For example, are there easy ways for people to walk to Poway Road to catch public transportation? 113-13
Can you walk or bike on the existing local streets, such as Roca Grande? There are lots of stores, restaurants,
and services on Poway Road. CanI walk directly there, or must I walk to Pomerado or Carriage? 1
9. 4.2.3.1 Approach and Methodology
... following subset area schedule assumptions(duration of phases is approximate): 113-14

¢ Demolition —2 months V
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e Site Preparation — 1 month A
+ Grading — 6 months

+ Paving — 3 months

= = : 113-14
« Building Construction — 18 months
Cont.
e Architectural Coating — 15 months
Yet, the site is " The terrain in the vicinity of the modeled project site is generally flat." Table 4.2-6. SO, why six months of
grading? If the site requires that much grading, then it is the wrong plan for the site.
10. 4.9.6 Mitigation Measures
Mo mitigation measures are needed, as all impacts are determined to be less than significant.
A major problem along Poway Creek is cattails. Cattails are limited by two factors: sn and phosphate. For example, there are 113-15
no cattails along Poway Creek upstream from the car dealers on Poway Road, after the car dealers, the creek is choked with
cattails. This is because of the phosphate used to wash the cars on the lots. The extra runoff from driveways and streets where
phosphate fertilizers are used on lawns is significant. Add to that the occasional car wash and itis a big problem. To mitigate
this, add a detention basin to capture all the runoff from the development. 1
11. 4.11 Noise
: : ; ; F 2 ; 113-16
A major problem during the construction of the farm was the continuous hammering (there is a reason it was
called Stone Ridge!)! Every attempt should be made to reduce the amount of "cut” needed on the site.
12. Figure 4.13-2 Poway Fire Station #3
113-17

Providing emergency access to the area from Roca Grande and La Vista would drastically improve this,
especially if Oak Knoll Road is blocked for some reason.

13. Figure 4.15-4 Local Transportation Network

Noice, all the public transportation is on Poway Road. To get to public transportation, a person must walk or 113-18
bike at least a milet. It is a classic case of designing a city around the car. Provide pedestrian and bike
connectivity directly to Poway Road from the north. Also, provide pedestrian and bike access along Rocca
Grande Drive and La Vista Way.

4.17 Wildfire T
Provide Emergency access through Rocca Grande Drive and La Vista Way.

14. 6.7 Determination of Environmentally Superior Alternative

113-20
It is completely invalid since the No Project Alternative is so poorly designed, and the Existing Zoneis not
valid. 1
5
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Response to Comment Letter 113

Kim Gollner
December 29, 2023

113-1 The comment rephrases the No Project/No Development Alternative discussion of Comment Letter 14.
Refer to Responses to Comments 14-2 through 14-8 for detailed responses.

113-2 The comment rephrases the Existing Zoning Alternative discussion of Comment Letter 14. Refer to
Responses to Comments 14-9 through 14-14 for detailed responses.

113-3 The comment rephrases the Density Bonus Alternative discussion of Comment Letter 14. Refer to
Response to Comment 14-15 for a detailed response.

1134 The comment rephrases the Project Objective discussion of Comment Letter 14. Refer to Responses to
Comments 14-16 through 14-18 for detailed responses.

113-5 The comment is identical to comments made in Comment Letter 14 regarding Section 3.2.1 of the Draft
EIR. Refer to Responses to Comments 14-19 through 14-21 for detailed responses.

113-6 The comment is identical to the Figure 3.1 discussion of Comment Letter |4. Refer to Responses to
Comments 14-22 and 14-23 for detailed responses.

113-7 The comment is identical to the Figure 3.2 discussion of Comment Letter 14. Refer to Responses to
Comments 14-24 and 14-25 for detailed responses.

113-8 The comment is identical to Comment 14-26 of Comment Letter 14. Refer to Response to Comment
14-26 for a detailed response.

113-9 The comment is identical to Comment 14-27 of Comment Letter 4. Refer to Response to Comment
14-27 for a detailed response.

113-10 The comment is identical to Comment 14-28 of Comment Letter 14. Refer to Response to Comment
14-28 for a detailed response.

113-11 The comment is identical to Comment 14-29 of Comment Letter 14. Refer to Response to Comment
14-29 for a detailed response.

113-12 The comment is identical to Comment 14-30 of Comment Letter 4. Refer to Response to Comment
14-30 for a detailed response.

113-13 The comment is identical to Comment 14-31 of Comment Letter 14. Refer to Response to Comment
14-31 for a detailed response.

113-14 The comment is identical to Comment 14-32 of Comment Letter 14. Refer to Response to Comment
14-32 for a detailed response.

113-15 The comment is identical to Comment 14-33 of Comment Letter 14. Refer to Response to Comment
14-33 for a detailed response.

Harmon Ranch Project EIR 14452

March 2024 143



Responses to Comments

113-16 The comment is identical to Comment 14-34 of Comment Letter 4. Refer to Response to Comment
14-34 for a detailed response.

113-17 The comment is identical to Comment 14-35 of Comment Letter 4. Refer to Response to Comment
14-35 for a detailed response.

113-18 The comment is identical to the Figure 4.15-4 discussion of Comment Letter |4. Refer to Responses to
Comments 14-36 and 14-37 for detailed responses.

113-19 The comment is identical to Comment 14-38 of Comment Letter 14. Refer to Response to Comment
14-38 for a detailed response.

113-20 The comment is identical to Comment 14-39 of Comment Letter 4. Refer to Response to Comment
14-39 for a detailed response.
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Comment Letter 114

From: Hector Salgado <HSalgado@poway.org>

Sent: Friday, December 29, 2023 1:28 PM

To: Wanessa Scheidel; David Shepherd; Hayley Ward; Ranie Hunter
Subject: Fw: Feedback to Harmon Ranch Project Draft EIR

From: annlaux@me.com <annlaux® me.com>

Sent: Friday, December 29, 2023 12:37 PM

To: Hector Salgado <HSalgado @poway.orgs>

Subject: FW: Feedback to Harmon Ranch Project Draft EIR

You don't often get email from annlaux@me.com. Leam why this is important

EXTERNAL EMAIL

December 29, 2023 [
As anaddendum to my comments| add the following overall assessment:
My impression of the Draft EIR is that it is excessively long and difficult to navigate. | looked for things like
discussion of the water drainage off the hill, and the ground regrading plans to put in the northeast corner,
and the diagram referred to was minimal and lacked detail. | smell obfuscation and padding in the 114-1
document. It reminded me of my physical chemistry professor's favorite word for trying to explain a B
quantum mechanics concept: "Handwaving explanation” (imagine someone waving their hands as they
talk, but not being specific, and never giving a definite answer).
Sincerely,
Ann Tipps
From: annlaux@mac.com <annlaux@mac.com>
Date: Thursday, December 28, 2023 at 8:26 PM
To: hsalgadof@poway.org <hsaldadof@poway.org™
Subject: Feedback ta Harmaon Ranch Project Draft EIR
December 28, 2023
SUBJECT: Feedback to the Harmon Ranch Draft EIR. 114-2
To: Mr. Hector Salgado
Senior Planner, Development Services
City of Poway
13325 Civic Center Dr.
Poway, CA 92064
Dear Mr. Salgado: A 4
1
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I value this opportunity to re spond to the Harmon Ranch Project Draft EIR. | am a long-term resident of Poway
{since 1986), and live at the we st end of Roca Grande Drive, adjacent to the Harmon Property. As such, | will
be directly impacted by changes to this property aslong as | live in my home.

Zoning noncompliance: The proposed density is noncompliant with the existing RS-7 zoning. More housesare
proposed than would fit under RS-7 zoning, and setbacksare arbitrarily reduced, in particular relative to the
existing homesalong the eastern border of the development. The developer’s solution is to put up a 6-foot
wall along the property line. Ugh. Why is this considered an acceptable remedy?

There is nothing unique about thisdevelopment that would fit as a “planned community”. Itis just a jam-
packed housing project. The layoutis more in keeping with an RV storage lot than a neighborhood.

If the City of Poway lets Lennar skirt the zoning rules, going forward there will be no teeth le ftin any of
Poway's zoning codes for any future housing plans. There is nothing so special or necessary about thisproject
that meritsa significant variance to the existing zoning.

There is no affordable housing set-aside that would qualify this development for increased density. These are
3000 sq ft, 2 story homes, likely starting at (atleast) $1 million in today’smarket. The developers have been
cagey about revealing their pricing, hiding behind claimed changing market rates. | find is disingenuou s that
they would not know what their pricing isplanned to be. They are shrewd enough not to tip their hand ahead
of submitting their plans for approval, becau se of the outrage that would be incited by their blatant gaming
the system.

114-2

Regrading the slope: | am very skeptical of their estimates of how much blasting and drilling will be required to Cont

reshape the significant slope at the west end of Roca Grande Drive. This ground isrock and DG. llive next door
and know that if | dig deeper than about 6 inchesin my yard, 1am at hardpan. | am highly concerned that the
vibrations, shocks, and disruptions from rock removal could damage my house or slab or yard, or cause ground
or rock movement into my yard from uphill, or eventual subsidence of the west end of my lot. There are large
boulders uphill from my back hard (near the Kumeyaay Interpretive Center). The developer’s representative
proposed placing K-rail in my backyard to catch any rocksdlide from the knoll, which I regard aslikely ineffective
against large boulders, and intrusive on my property. There isno flat surface in my yard to secure K-rail. It
would require altering or regrading my yard to bring itin. The noise and dust generated from this work would
make living in my house unpleasant, and would be solely for their benefit and without any benefit or
reimbursement or compensation to me and my household.
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Respectfully submitted by:

Ann Ponsford Tipps, MD
12710 Roca Grande Dr.
Poway, CA 92064

Cell: 619-981-3143
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114-1

114-2

Response to Comment Letter 114

Anne Tipps
December 29, 2023

The commenter states that the Draft EIR is excessively long and difficult to navigate. The commenter
also stated that they looked for discussions regarding water drainage and ground regrading plans.

This EIR was prepared in accordance with the California Environmental Quality Act (CEQA; California
Public Resources Code Section 21000 et seq.), the CEQA Guidelines (14 CCR 15000 et seq.), and the
City’s Environmental Review Procedures. Specifically, this EIR has been prepared as a project EIR, as
defined in CEQA Guidelines Section 15161. The Draft EIR includes a Table of Contents outlining
chapter/section/page numbers for all environmental resource areas analyzed under CEQA, as well as
associated technical report appendices. Water drainage is analyzed in Sections 4.9 (Hydrology and
Water Quality) and 4.16 (Utilities) of the Draft EIR. The comment does not raise specific issues with the
adequacy of the Draft EIR and does not require any revisions to the Final EIR.

The remainder of this comment letter contains the previous letter sent by the commenter, which is
included as Comment Letter 111. Please refer to Response to Comment Letter 111 for responses.
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Comment Letter 115

From: Hector Salgado <HSalgado@poway.org>

Sent: Friday, December 29, 2023 5:00 PhM

To: Hayley Ward; David Shepherd; Ranie Hunter; VW anessa Scheidel
Subject: F: Comments on Harmon Ranch Specific Plan

From: Juzar Merchant <juzar.merchant@gmail.com:>
Sent: Friday, December 29, 2023 4:57 PM

To: Hector Salgado <HSalgado@poway.org:>
Subject: Comments on Harmon Ranch Specific Plan

EXTERNAL EMAIL

Hector,
115-1

Here are my comments on the Harmon Ranch Specific Plan from Lennar.

1. Poway has a General Plan. When a developer wants to deviate from the General Plan, Poway City Planning should
demand that the Specific Plan submitted is extremely clear, concise, and an easy read. When there are contradictions, to
the General Plan, those should be laid out clearly, perhapsin a tabular format. The onus to submit a clear plan should be
on the developer (in this case, Lennar - not the general public that is making comments).

115-2

2. Before we even get to the comments on the Harmon Ranch Plan, I'll digress abit and state how poorly Poway City
Planning handled the Lifetime Fitness "proposal" or "pre-development™. The general public had to find glaring
discrepancies for basic items such as the total number of ADT's, then make their own calculations based on expected
memberships, total employees, etc. in order to estimate the ADT's - these estimateswere orders of magnitude off from
what the developer proposed. If City Planning cannot be counted on to ask for these BASIC details, then who can we
count on? We're not asking you to approve or disapprove - we're just asking for you to ask questions that are elemental
to ANY development - one of those is traffic, and a truthful answer can be provided by both parties who do this FOR A
LIVING - the developer and the City of Poway Planning.

115-3

3. Harmon Ranch Chapter 6. If the current General Plan would allow 58 houses (which | doubt), why make all these
general plan changes for a handful of houses? Stick with the general plan. Less GHG, | ess density, more parking, safer
neighborhoods with sidewalks on both sides to encourage walking. Less grading, Less noise, far fewer cumulative effects
from ageneral plan change. And there will be no need for a specific plan which allows all kinds of squishy decisions to be
made by the director of development services after council approval. Existing Zoning Alternative 2 is the best plan, and
consistent with Poway’'s General Plan. Over 200 residents have signed a petition asking the council to stick to the
existing plan and not to approve the Harmon Ranch Specific Plan. The public does not support changing the General Plan
to allow smaller lot sizes and decreased setbacks.

The cumulative effects from a GPA creating a new zone with smaller lot sizes and decreased setbacks has not been
addressed in the EIR. The GPA could have a significant effect on transportation, emergency services, and quality of life in 1155
Poway.

115-4

4. Harmon Ranch EIR 4. | could find nowhere in Government Code Section 65450-65457 where the code said that a
specific plan can “provide a unique set of land uses, design regulations, and devel opment standards not permitted [15-6
under the city’s existing zoning or by a city’s current standards.” In fact, a specific plan issupposed to implement the V

1
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general plan in a more specific way in an area, notbe a total deviation from the General Plan.Note also that 654532 (a)

says that a specific plan shall be prepared, adopted, and amended in the same manner as ageneral plan. Was the 115-6
Harmon Ranch Specific Plan prepared as ageneral plan was prepared? Or was it made by the developer, with zero input Cont.
from residents? Note also that the specific plan must be adopted and amended by a LEGISLATIVE body, not by the
director of development services. The Harmon Ranch Specific Plan allows the director of

development services to amend the specific plan. The director of development servicesis not a legislative body.

5. Oid Poway's legislative body direct the planning agency to prepare the Harmon Ranch Specific Plan? What part of this
Z 115-8
Specific Plan was actually prepared by Poway staff?

6. Reference: CA Government Code 65450-65457. Article 8, Specific Plans. Just to be clear, using the CEQA definition, all
of Poway is an urbanized area, correct? So, light-wise, this specific plan could be dropped anywhere in all of Poway
without considering the degrading of the existing character or quality of public views, correct? Note that ALL specific
plans also must be consistent with each other. Will this be consistent with the Old Coach Specific Plan?

7. lust to be clear, using the CEQA definition, all of Poway is an urbanized area, correct? So, light-wise, thisspecific plan
could be dropped anywherein all of Poway without considering the degrading of the existing character or quality of
public views, correct? Note that ALL specific plans also mustbe consistent with each other. Will this be consstent with
the Old Coach Specific Plan?

115-10
8. Harmon Ranch Specific Plan Exhibit 2.1. Just to be clear, using the CEQA definition, all of Powayis an urbanized area,
correct? So, light-wise, thisspecific plan could be dropped anywhere in all of Poway without considering the degrading
of the existing character or quality of public views, correct? Note that ALL specific

plans also must be consistent with each other. Will this be consistent with the Old Coach Specific Plan? “Recreational
uses are distributed throughout the neighborhood”. Do you mean within the Harmon Ranch plan. There are no
recreation uses in the HRSP. THe open space areas are an actual creek, the steep side of Metate Hill that will be cut
away, the storm water collection area, and a shade structure next to the creek. The surrounding neighborhoods are
among the

densest in Poway and there are very limited recreation opportunities in the neighborhood itself. The shade structure
next to the creek is a pretty bit of landscaping, much as the “park” in front of the library is more landscaping than active
or passive recreation area. The only “active” recreation appears to be awalking area around the storm drain detention
basin. There are no recreation areaswith play structures for children or where children or adults can engage in any kind
of ball game. Note that adults do play some kind of horseshoe game in the lot by the creek. After development, that
active recreation activity will also not be available.

115-11

115-12

9. Poway General Plan, Policy E. Does Poway have a plan to meet state mandates? Does Poway have a plan to
implement these strategies? Poway does not have a CAP. Poway doesnot have a plan to reduce GHG. This project will
increase GHG, and itis not mitigated by anything the city is doing, because the

city has no CAP.

115-13

10. Harmon Ranch Specific Plan Table 4.2-9. The HRSP does not consider the full impact of the GPA and zoning change
which would have a significant impact on growth of GHG emissions in south Poway. A General Plan EIRwould be 115-14
necessary to calculate the impact.

11. Harmon Ranch EIR Executive Summary. Section 1.1. The parcelsin this project are zoned RS-7, which has a maximum
density of 8 residential unitsfacre. The specific plan density is derived by a different formula than what is used by the
city of Poway to determine density in residential zoned parcels. Thus the “proposed 8.8 dwelling unitsfacre” is not “just
over the existing RS-7 designation density because a different formula is used to calculate specific plan density 115-15
than RS-7 density. If the same formulawere to be used, the density of Harmon Ranch would be around 11 houses per
acre. If full street widths, as required in RS-7 developments, were to be used, the density of the Harmon Ranch Plan
would be over 12 unitsper acre, which isgreater than a 50% increase in the

maximum density allowed under the current zoning. The Harmon Ranch Specific Plan does serve the housing needs of a v 115-16

2
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very limited group of people who

have an income significantly above the median income in San Diego County. As it will not contain any affordable
housing, it will not have any housing that meets Poway’s inclusionary housing ordinance, nor will it meet any of the low
income or moderate income RHNA (regional housing needs assessment) units that Poway needs to build in this housing
cycle. The GPA will create a new single family zone thatrewards a developer for not building any inclusionary affordable 115-16
housing in their projects. That new zone will also undermine state laws that incentivize Cont.
developers for building inclusionary affordable housing units. Note that Lennar has built 160 houses in The Farm and is
asking to build 63 houses at Harmon Ranch without bu8lding a single very low, low or moderate income in either
project. They are only building houses that meet the “above moderate” part of the RHNA. This new zone will be a
disincentive for Lennar and other builders to build housing that meets the RHNA mandate. The Harmon Ranch Specific
Plan would not be consistent with Poway’s General Plan. It requires a General Plan Amendment and a zoning change.
But that amendment and zoning change will not make the Hamrmon Ranch Specific Plan consistent with the General Plan.
It will significantly change the General Plan by adding a new residential zone that all ows a smaller lot size and narrower
streets with insufficient street parking. This zone would not be a one-time use, so the impact of this General Plan
Amendment could be enormous and would require anew EIR for the General Plan. This EIR isinsufficient because it only |15-17
addresses the impact of this zoning change on the Harmon’ parcels and does not take into consideration the full impact
of anew zone added to the Poway General Plan. The General Plan amendmentwould create a new residential zone with
smaller ot sizes than that currently allowed. But this new zone would not prohibit developers from also using the bonus
density law to further increase density on a parcel. Poway doesnot need to change their general plan to smaller lot
sizes, because developers already have a tool (the bonus density law) to increase density. The tiny lot sizes would allow

developers to use the bonus density law to exceed the height limits in Poway to fit in all of their units. This could have 115-18
severe impacts that are not mitigated by this Harmon Ranch EIR. 1

1.5 Project Alternatives. The Existing Zoning Alternative would be consistent with the General Plan and would not create

anew zone that would incentivize developers to not build affordable housing in Poway. The existing zoning

alternative is also the better environmental choice. Eliminating the cutand fill of Metate Hill would also be consistent

with the General Plan. It would beless

noisy and the air would be less polluted during the lengthy period required to move that much dirt. It also would be

better for Metate Hill, if the foot of it was not cut away and used as fill. About that math- RS7 zoning is calculated on the

buildable area minus the street and sidewalks. The parcels must meet lot size and width criteria. The buildable areais 115-19

5.7 acres according to your first paragraph. At 8 houses per acre, The number of housing units that can be fit in using the
current RS-7 zoning is likely 40 or less, not 58 units. These homes will likely be smaller than the 3000 sq ft units
envisioned in the HRSP {(Harmon Ranch Specific Plan). These houses may therefore be more affordable than the 3000 sq
ft houses. As Poway has very few houses that are selling for less than a million dollars, it would add to the diversity of
size and price of available housing in Poway. Building to the current specifications for RS-7 would mean to put a full
width street in and sidewalks. This will make more parking available in an area heavily impacted by too many cars and
not enough parking spaces. Sidewalkswill make the area safer for pedestrians and encourage walking. There will also be
more space on each parcel for children to play in and for adults to use. The open space on the parcel will also help to
soak up rain, and slow the run-off in whatis a 100 yr flood plain. Poway’s General Plan calls for low density housing in
the 100 yr floodplain. The Harmon Ranch project project will be the most dense single family home density anywhere in
Poway, not what is called for in the General Plan on a flood plain. [15-20
QOzak Knoll Rd may not be an “all weather road” asitis also in the floodplain. And, itwill be more prone to flooding with 2
¥z ft of fill on the sides of Oak Knoll Rd. Adding higher density housing and more cars in an area prone to flooding isnot
only unsafe, it is unwise. Poway’'s General Plan doesnot allow a development where the access road is not an all-
weather road. The math appears to be incorrect on the existing zoning alternative. Likely it is also incorrect on the 115-21
density bonus alternative. Thus, the EIR did not accurately consider these other options. The EIRis flawed. Despite 4
whether the numbersare accurate or inaccurate, why should a developer get rewarded with an increase in density for
not building affordable housing? Giving this density increase for not building affordable housing would undermine state
laws which increase density for building affordable housing.

11522
Sincerely,
Juzar Merchant V
3
Page 3 of 4 in Comment Letter |15
Harmon Ranch Project EIR 14452

March 2024 183



Responses to Comments

|15-22

Poway Resident
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115-1

115-2

115-3

115-4

115-5

Response to Comment Letter 115

Juzar Merchant
December 29, 2023

This comment is an introduction. The City acknowledges the comment as an introduction to comments
that follow.

The comment states that the City has a General Plan, and if the developer wants to deviate from that
General Plan then the City Planning Department should require the Specific Plan be clear, concise, and
include a table discussing contradictions to the General Plan. The comment does not relate to any
physical effect on the environment and does not raise an issue related to any specific section or
analysis of the Draft EIR or the Harmon Ranch Specific Plan (Appendix Q to the EIR). The comment does
not raise any issues regarding the adequacy of the Draft EIR and does not require any revisions to the
Final EIR.

The comment discusses issues of a different development project and expresses discontentment with
the City’s Planning Department. The comment does not raise any issues regarding inadequacies of the
Draft EIR and does not require any revisions to the Final EIR.

The commenter expresses their preference for the Existing Land Use Alternative analyzed in Chapter 6
of the EIR. The comment states that this alternative would result in less impacts and no need for a
specific plan. In response, as outlined in Chapter 6 of the EIR, the Existing Zoning Alternative would be
considered the environmentally superior alternative because it would potentially provide a reduced
level of impact in some environmental analysis areas, including air quality, noise, and transportation,
as a result of the slightly reduced unit count. However, under this alternative, impacts to air quality,
biological resources, cultural/tribal cultural resources, geology and soils, and noise would still remain
as less than significant with mitigation incorporated, similar to the proposed project. The Existing
Zoning Alternative is assumed to cover the same development footprint as the proposed project but
would result in a slightly decreased unit count and population count on site. Because the Existing
Zoning Alternative would cover the same development footprint as the project, impacts to biological
resources, cultural/tribal cultural resources, and geology and soils would remain the same as the
proposed project and mitigation measures would still be required to mitigate impacts to these
environmental resources. Furthermore, due to the project site being located in an urban setting and
the limited options available to mitigate vehicle miles traveled (VMT) impacts for residential projects,
the Existing Zoning Alternative would still result in a significant and unavoidable transportation impact
due to VMT. While this alternative would develop infill housing in an urbanized area and assist the City
to implement its housing goals, it would implement less housing compared to the proposed project and
would less efficiently promote infill development and fulfill the City’s obligations under state Housing
Element law. The comment does not raise any issues regarding inadequacies of the Draft EIR and does
not require any revisions to the Final EIR.

The comment states that cumulative effects, specifically on transportation and emergency services,
from a General Plan Amendment (GPA) creating a new zone have not been addressed within the Draft
EIR. The Draft EIR analyzes the potential for environmental impacts resulting from the project as a
whole, as CEQA and the CEQA Guidelines require. Please refer to Sections 4.13 (Public Services) and
4.15 (Transportation) of the EIR, which include both a project analysis and cumulative analysis related
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115-6

115-7

to transportation and emergency services. The project includes the zone change, as well as the GPA,
adoption of the Specific Plan, and approval of the tentative map. An EIR is required to analyze the
potential environmental impacts that would result from the zone change, as well as the other portions
of the project, including adoption of the Specific Plan. CEQA requires that lead agencies undertake
environmental review of proposed actions (such as a proposed zone change) prior to considering
approval of such actions, and that environmental review analyze the whole of the project. Cumulative
effects are analyzed throughout each environmental section of Chapter 4, Environmental Analysis. The
comment does not raise any issues regarding inadequacies of the Draft EIR and does not require any
revisions to the Final EIR.

The comment refers to Chapter 4 of the EIR, and states that they could not find that a specific plan can
“provide a unique set of land uses, design regulations, and development standards not permitted under
the city’s existing zoning or by a city’s current standards” within California Government Code Sections
65450-65457, which was quoted in the Draft EIR. The comment also states that a specific plan is
supposed to implement the general plan in a more specific way in an area and not be a total deviation
from the General Plan.

In response, Chapter 4 of the EIR presents the environmental analysis, and does not reference the
Specific Plan or California Government Code Sections 65450-65457. Chapter 3, Section 3.2.3, of the
EIR states that California Government Code Section 65453(a) authorizes local jurisdictions to adopt
specific plans as a tool for the systematic implementation of the general plan. A specific plan must be
consistent with the adopted general plan, but can provide a unique set of land uses, design regulations,
and development standards not permitted under a city’s existing zoning or by a city’s current standards.
By allowing greater flexibility, development patterns can be specifically tailored to the characteristics
of a site, including creative design concepts, density ranges that differ from a city’s zoning code,
specially designed roadways, and a mix of uses unique to the Specific Plan area. Specific Plans may be
adopted, in whole or in part, by either resolution or by ordinance. The Harmon Ranch Specific Plan
would be adopted by resolution and ordinance. All development and improvements constructed within
the Specific Plan area would be required to be consistent with the City’s General Plan, the Specific Plan,
and the tentative map(s).

This is the consultant’s description of a specific plan and not a verbatim citation from California
Government Code Section 65453(a). Implementation of the Specific Plan would not be a “total
deviation from the General Plan,” as the commenter states, because the project is proposing single-
family housing on a site that is zoned for single-family housing. Please refer to Table 1.1, General Plan
Consistency Analysis, in the Harmon Ranch Specific Plan (Appendix Q to the EIR).

The comment states that a specific plan must be adopted and amended by a legislative body, and
states that the Harmon Ranch Specific Plan allows the Director of Development Services, who is not a
legislative body, to amend the Specific Plan.

As stated in Table 3-1 of the Project Description, Chapter 3 of the Draft EIR, the Specific Plan would
require approval and adoption by the Poway City Council, which is a legislative body. As provided in
Specific Plan Section 7.3.8, Specific Plan Minor Modifications and Amendment, the Director of
Development would have the authority to approve minor modifications to the Specific Plan;
amendments to the Specific Plan would require City Council approval. The Harmon Ranch Specific Plan
would be adopted by the Poway City Council by resolution and ordinance. All development and
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115-8

1159

115-10

115-11

115-12

improvements constructed within the Specific Plan area would be required to be consistent with the
City’s General Plan, the Specific Plan, and the tentative map(s). The comment does not raise any issues
regarding inadequacies of the Draft EIR and does not require any revisions to the Final EIR.

The commenter asks if Poway’s legislative body directed the planning agency to prepare the Specific
Plan, and asked which part of the Specific Plan was prepared by Poway staff. In response, the Specific
Plan is drafted by the applicant as part of the entitlement application package and it is thoroughly
reviewed by City staff. The comment does not raise any issues regarding inadequacies of the Draft EIR
and does not require any revisions to the Final EIR.

The comment states that if Poway is considered an urbanized area under CEQA, then this specific plan
would be dropped anywhere in Poway without considering the degrading of the existing character or
quality of public views. The analysis included in the Draft EIR is specific to this project site, and the
Specific Plan is created for the area within the project site boundary. The Specific Plan for Harmon
Ranch could not be applied to a different site because it is prepared specifically for the project site. If
referring to an alternative project location for the proposed Specific Plan, please refer to Section 6.5.1
of Chapter 6 of the EIR.

The comment also states that specific plans must be consistent with each other and asks if this will be
consistent with the Old Coach Specific Plan. Section 3.2.2 of the EIR explains that the existing General
Plan Land Use and Zoning Map designates the entire project site as “Residential Single-Family 7
(RS-7).” A GPA and zone change would be processed concurrently with the Specific Plan to designate
the project site as “Planned Community (PC).” The amendment consists of both a map amendment
and a zoning text amendment. In addition, a new section would be added to the Zoning Ordinance that
briefly describes the Harmon Ranch Planned Community. This designation and zoning would be
consistent with other specific plan areas throughout the City. The comment does not raise any issues
regarding inadequacies of the Draft EIR and does not require any revisions to the Final EIR.

This comment repeats Comment 115-9 twice. Please refer to Response to Comment 15-9.

The comment states that the project does not propose recreational uses and discusses the limited
recreational opportunities in the area. The comment also suggests that the stormwater basin would be
unusable recreation space. Please refer to Response to Comment 110-66. The Draft EIR discusses
recreational uses in Section 4.14, Recreation. The Draft EIR identifies various recreational facilities in
the vicinity of the project and concludes that the project is not expected to result in substantial
deterioration or adverse effects to existing parks or facilities within the City, and impacts would be less
than significant. Section 4.14 of the Draft EIR also states that 1 acre of the project site would consist
of open space recreation area. The project would include both usable and preserved open space areas.
The 1 acre of usable open space/recreation area on site would be available to residents of the project,
and the proposed “overlook” would be open to the public. Drainage facilities would be underground so
the ground-level open space would be available recreation space. The project is not proposing to
receive park credit for the proposed “outlook”; rather, the applicant would pay the in-lieu fee for parks
to cover the required acreage, as the “outlook” open space area would be owned and maintained by
the project Home Owner’s Association.

The comment states that adults play horseshoe by the creek, and after development, that active
recreation activity will not be available. Please see Response to Comment 115-11. The comment does
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115-13

115-14

115-15

115-16

not raise any issues regarding inadequacies of the Draft EIR and does not require any revisions to the
Final EIR.

The comment asks if the City has a plan to meet state mandates and if the City has a plan to implement
the strategies within Policy E of the General Plan EIR. The commenters also states that the City does
not have a climate action plan (CAP), and that the project’s greenhouse gas (GHG) impacts will not be
mitigated by anything the City is doing because the City has no CAP.

The commenter’s questions are not specific to the project but are related to City-wide efforts and
policies. Regarding the project’s GHG impact mentioned in the comment, as discussed in Section 4.7
of the Draft EIR, Greenhouse Gas Emissions, the project would have a less-than-significant impact to
GHG emissions and no mitigation is required. An Air Quality and Greenhouse Gas Emissions Analysis
Technical Report was prepared for the project and is included as Appendix B to the EIR. The technical
report analyzed the project against all applicable plans, policies, and ordinances specific to Air Quality
and Greenhouse Gas Emissions. An adopted local CAP is not required in order for the EIR to properly
conclude that the project would have less-than-significant impacts from its GHG emissions.

The comment states that the Specific Plan does not consider the GHG emissions from the project. GHG
emissions are discussed in Section 4.7 of the Draft EIR. As analyzed in detail in this section, the project
would have a less-than-significant impact on GHG emissions and no mitigation is required. Both project
and cumulative project impacts associated with GHG emissions were analyzed as part of the Air Quality
and Greenhouse Gas Emissions Analysis Technical Report prepared for the project (Appendix B to the
EIR). The comment does not raise any issues regarding inadequacies of the Draft EIR and does not
require any revisions to the Final EIR.

The comment states that the existing zone of RS-7 calculates density in residential units per acre, while
the Specific Plan and Draft EIR calculate density in dwelling units per acre. The commenter claims that
the Specific Plan density is calculated using a different formula than the City uses to determine density.
The comment then goes on to do their own calculations of the project’s density yet does not cite how
their numbers were derived. The comment then states that the project would have a density that is
more than 50% larger than the maximum density under the existing zoning. Please refer to Response
to Comment 110-1. The comment does not raise any issues regarding inadequacies of the Draft EIR
and does not require any revisions to the Final EIR.

The commenter discusses the lack of affordable housing as part of this project and discusses The Farm
project. The comment asserts that a new zone is being created as part of the proposed project and this
new zone would undermine state legislation to incentivize the creation of affordable housing. As
discussed in Responses to Comments 16-4 and 110-2, because no affordable/low-income units are
proposed as part of the project, the applicant will pay an in-lieu fee to the City that would go toward
future low-income housing developments in the City. Payment of the in-lieu fee complies with Poway’s
Inclusionary Housing Ordinance.

The proposed “Planned Community” (PC) zone is not a new zone in the City of Poway. The PC zone is
defined in the Poway Comprehensive General Plan, Chapter 5, Community Development, and has been
applied to areas with Specific Plans, including but not limited to The Farm and The Poway Road Corridor.
The PC zone is subject to local discretionary approvals.
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115-17

115-18

115-19

As outlined in Chapter 6, Section 6.6.3, of the EIR, a developer may acquire the right to develop at a
specific density under State of California Density Bonus Law (California Government Code Sections
65915-65918). The state’s Density Bonus Law was established to promote the construction of
affordable housing units and allows projects to exceed the maximum designated density and to use
development standard waivers, reductions, or incentives and concessions in exchange for providing
affordable housing units in compliance with all current density bonus regulations. The City is required
to implement these state requirements. The applicant is not utilizing the state Density Bonus Program
or any state development incentives for this project.

The comment states that the Harmon Ranch Specific Plan is not consistent with the City’s General Plan.
The comment also states that the Draft EIR is insufficient because it does not take into consideration
the full impact of a new zone added to the City’s General Plan, and states that the GPA would create a
new residential zone.

As stated on page 4.10-9 of the Draft EIR, the Specific Plan includes a General Plan Consistency
Analysis, which demonstrates that it is consistent with applicable General Plan goals and policies. The
General Plan Consistency Analysis is outlined in Table 1.1 of the Harmon Ranch Specific Plan
(Appendix Q). Refer to Response to Comment 115-5 for a detailed response regarding analyzing all of
the actions of the project within the Draft EIR, including the proposed rezone. The EIR analyzes the
project as a whole, including the GPA and request for zone change. The City Council would be required
to review and approve both the EIR and the Specific Plan. The Specific Plan does not allow for
incorporation of density bonus incentives on site. The comment does not raise any issues regarding
inadequacies of the Draft EIR and does not require any revisions to the Final EIR.

The commenter discusses the bonus density law (Density Bonus Law), and states that the Density
Bonus Law could have severe impacts not mitigated by the project’s EIR. In response, the project does
not propose inclusion of low-income housing in the development and therefore would not use the
state’s Density Bonus incentives or waivers. A Density Bonus Alternative was included in the Draft EIR,
and the discussion of the Density Bonus Alternative is located on page 6-8 in Section 6, Alternatives,
of the Draft EIR. Table 6-1 demonstrates that the Density Bonus Alternative would result in increased
impacts compared to the proposed project. Because of this, the Density Bonus Alternative was not
selected as the Environmentally Superior Alternative in Section 6.7 of the Draft EIR.

The comment discusses the Existing Zoning Alternative and states that the Existing Zoning Alternative
would result in less grading, air pollution, and noise. The commenter also shares opinions of how the
Existing Zoning Alternative’'s design would compare to the project’'s design. The Existing Zoning
Alternative is described and analyzed in Section 6, Alternatives, of the Draft EIR. Table 6-1
demonstrates that the Existing Zoning Alternative would result in similar or reduced impacts compared
to the project. As outlined in Chapter 6 of the EIR, the Existing Zoning Alternative would be considered
the Environmentally Superior Alternative. However, this alternative would cover the same development
footprint as the proposed project to accommodate home size and amenities. Furthermore, similar to
the proposed project, under this alternative a request for Density Bonus would not be applied, as no
affordable housing would be proposed, and the applicant would be required to pay a fee in lieu of
providing inclusionary/low-income housing. The comment does not raise any issues regarding
inadequacies of the Draft EIR and does not require any revisions to the Final EIR.
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115-20

115-21

115-22

The comment states that the project site is located on a 100-year floodplain, and the City’s General
Plan calls for low-density housing in the 100-year floodplain. The comment also discusses flooding
hazards within the project site and on Oak Knoll Road. As discussed in Section 4.9, Hydrology and
Water Quality, of the Draft EIR, according to the Federal Emergency Management Agency’s Flood
Insurance Rate Map panel for the project site, while most areas of the project site north of Oak Knoll
Road are identified as minimal flood hazard areas, other portions of the project site are located within
a 100-year Special Flood Hazard Area or a 500-year moderate flood hazard area. However, proposed
grades for developed areas of the project site would be raised above the 500-year and 100-year
floodplain elevations. Refer to Response to Comment 11-1 for a detailed discussion regarding
improvements as part of the project that would reduce flooding risk.

The comment states that the math appears to be incorrect when calculating the Existing Zoning
Alternative and is likely wrong when calculating the Density Bonus Alternative, and concludes that the
Draft EIR is flawed. Refer to Response to Comment 115-15 for a detailed response regarding the math
that was used to calculate the number of proposed homes as part of the Existing Zoning Alternative.
The number of units under the Density Bonus Alternative were calculated using the State’s Density
Bonus Program base density calculation. The increase in density on site from 8 dwelling units per acre
to 8.8 dwelling units per acre would ultimately be allowed under the zone change to Planned
Community for the site, upon City Council approval of the proposed Harmon Ranch Specific Plan.

The commenter expresses general opposition to the Density Bonus Law. Please see Response to
Comment [15-21. The comment does not raise any issues regarding inadequacies of the Draft EIR and
does not require any revisions to the Final EIR.
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