
THE CITY OF SAN DIEGO 

SUBSEQUENT 

ENVIRONMENTAL IMPACT REPORT 

Project No. 675732 
SCH No. 2013071043 

SUBJECT: EL CAMINO REAL ASSISTED LIVING FACILITY: This Subsequent Environmental Impact 
Report (SEIR) evaluates the change in environmental impacts associated with the 
incorporation of the El Camino Real Assisted Living Facility (Assisted Living Facility) into 
the St. John Gara bed Armenian Church (Church) project. The Assisted Living Facility 
proposes 105 rooms and supporting amenities, including landscaping and parking. The 
three-story Ass isted Living Facility would be 105,568 square feet and 40 feet tall. The 
Assisted Living Facility would retain 1.12 acres in the eastern area of the parcel as open 
space, in accordance with the existing designated Multi-Habitat Planning Area (MHPA) 
area, to be covered by a Covenant of Easement and maintained as open space in 
perpetuity. The Assisted Living Facility would require approval of the following 
discretionary actions: a Conditional Use Permit (CUP) Amendment; a Site Development 
Permit (SOP) Amendment; an Uncodified CUP Ordinance; a Neighborhood Use Permit 
(NUP); and a Coastal Development Permit (CDP) Amendment (LEGAL DESCRIPTION: 
Assessor's Parcel Number [APN] 304-020-2400 [Church] and APN 304-650-3700 [Assisted 
Living Facility}) APPLICANT: LLC. 

ENVIRONMENTAL DETERMINATION: 

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

Based on the analysis conducted for the project described above, the City of San Diego, as the Lead 
Agency, has prepared the following Subsequent Environmental Impact Report. The analysis 
addressed the following issue area(s) in detail : Land Use, Agricultural Resources, Air Quality, 
Biological Resources, Greenhouse Gas Emissions, Historical Resources, Paleontological 
Resources, Transportation, Visual Effects, Noise, and Tribal Cultural Resources. The 
Subsequent Environmental Impact Report (EIR) concluded that the project would result in significant 
but mitigated environmental impacts to impacts to Biological Resources, Historical Resources, 
Noise and Tribal Cultural Resources. All other impacts analyzed in the draft Subsequent EIR were 
determined to be less than sign ificant. 



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

UPDATE: November 5, 2024. Clarifications/revisions, additional information, and 
typographical corrections have been made to the final Subsequent Environmental Impact 
Report when compared to the draft environmental document as outlined within the Preface. 
In accordance with Section 15088.5 of the California Environmental Quality Act, the addition 
of new information that clarifies, amplifies, or makes insignificant modifications and would 
not result in new impacts or no new mitigation does not require recirculation. Pursuant to 
Section 15088.S(a) of the CEQA Guidelines, significant new information requiring recirculation 
includes, for example, a disclosure or additional data or other information showing that: 

(1) A new significant environmental impact would result from the project or from a 
new mitigation measure proposed to be implemented. 
(2) A substantial increase in the severity of an environmental impact would result 
unless mitigation measures are adopted that reduce the impact to a level of 
insignificance. 
(3) A feasible project alternative or mitigation measure considerably different from 
others previously analyzed would clearly lessen the environmental impacts of the 
project, but the project's proponents decline to adopt it. 
(4) The draft EIR was so fundamentally and basically inadequate and conclusory in 
nature that meaningful public review and comment were precluded. 

The modifications made to the final environmental document do not affect the analysis or 
conclusions of the Environmental Impact Report. All revisions are shown in a strikeout and/or 
underline format. 

PUBLIC REVIEW DISTRIBUTION: 

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

Federal Government 
US Fish & Wildlife Service 

State of California 
State Clearinghouse 
Caltrans, District 11 
Department of Fish and Wildlife 
Department of Toxic Substance Control 
California Coastal Commission 
California Transportation Commission 
California Department of Transportation 
California Native American Heritage Commission 
California Highway Patrol 

2 



Local 
County of San Diego County Clerk 
County of San Diego Dept of Planning Land Use 
City of San Diego 
Mayor's Office 
Councilmember Lacava, District 1 
Council member Campbell, District 2 
Councilmember Whitburn, District 3 
Councilmember Montgomery, District 4 
Councilmember von Wilpert, District 5 
Councilmember Cate, District 6 
Councilmember Campillo, District 7 
Council member Moreno, District 8 
Councilmember Ela-Rivera, District 9 
Public Utilities Department 
MSCP Staff 
Development Services Department 
Environmental Services Department 
Planning Department 
Parks and Recreation Department 
Fire-Rescue Department 
San Diego Police Department 
Carmel Valley Branch Library 
Daily Transcript/City Bulletin 

Other Interested Parties 

Applicant: PMB, LLC 
Agent Atlantis Group 
-Kathi Riser 
Owner: St. John Gar abed Armenian Church 
Julia Roman, DUDEK 
Air Pollution Control District 
San Diego Association of Governments 
San Diego Gas and Electric 
Sierra Club 
San Diego Natural History Museum 
San Diego Audubon Society 
Mr. Jim Peugh 
California Native Plant Society 
Endangered Habitats League 
Carmen Lucas 
South Coastal Information Center 
San Diego Archaeological Center 
Save Our Heritage Organization 
Ron Christman 
Clint Linton 
Frank Brown - Inter-Tribal Cultural Resources Council 
Campo Band of Mission Indians 
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San Diego County Archaeological Society, Inc. 
Kumeyaay Cultural Heritage Preservation 
Kumeyaay Cultural Repatriation Committee 
Native American Distribution 
Friends of Los Penasquitos Canyon Preserve 
Carmel Valley Planning Board 
The San Dieguito Lagoon Committee 
Rancho Santa Fe Assn 
22nd District Agricultural Assn 
San Dieguito Planning Group 
City Of Del Mar 
City Of Solana Beach 
San Dieguito River Park 
Sun Valley Association 
Rancho Del Mar Homeowner's Association 
Friends Of San Dieguito River Valley 
San Dieguito River Valley Conservancy 
RVR Pare 
Fairbanks Ranch Association 
Karen Berger 
San Dieguito River ParkJPA 
San Dieguito River Park 
John Stump 
Richard Drury 
Molly Green 
Kevin Johnston 
Matthew Cunningham 
Shanshan Ma 
Dayue Zhang 
Ayden Zielke, MURP 
Sunjana Supekar 
Courtney Tanner 
John Greene 
Alexandra Kreitzer 
Claudia Souza 
Darlene Woodend 
Brian Souza 
Maggie Allen 
Jeff DiToro 
Han Liang 
Emily Kochert 
Jim Smith 
David Kreitzer 
Chenxi Wang 
Pam Farmer 
Margaret Ann Gardner 
Cathie Summerford 
Karalee Davis 
Kary Jacobsen 
Glen Freiberg 
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Yen-Ting Lin 
V Phillips 
Susan John 
Courtney Tanner 
Brent Fouch 
Katelyn Wang 
Elizabeth Nolan 
lohnny lohn 
Vessa Rinehart-Phillips 
Nina lohn 
Matthew Cunninghan 
lonathan Cohen 
Kristi Watts 
leff DiToro 
E Dots 
Anu and Uday Delouri 
Carstens. Black & Minteer LLP 
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RESULTS OF PUBLIC REVIEW: 

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

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

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

(. 

5/12/2023 
Date of Draft Report 

r 
Development Services Department 11/05/2024 

Date of Final Report 

Analyst: Jeffrey Szymanski 
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PREFACE TO FINAL SUBSEQUENT EIR  
EL CAMINO REAL ASSISTED LIVING FACILITY  

Project No. 2040283 / State Clearinghouse No. 2013071043 

This preface introduces the Final Subsequent EIR and summarizes changes made to the text of the 
Draft Subsequent EIR in response to comments and community input received during the public 
comment period, as well as editorial changes made to correct typographical errors. These changes 
are reflected with additions shown in underline and deletions shown in strikethrough. None of the 
revisions made to the Draft Subsequent EIR constitute significant new information requiring 
recirculation of the document per CEQA Statute and Guidelines Section 15088.5. 

Executive Summary 

• Table ES-1: updated to reflect changes to MM-BIO-2  

• Table ES-1: updated to summarize cumulative solid waste impact previously identified in 
Draft Subsequent EIR Chapter 7.  

• Table ES-2: updated to include cumulative solid waste impact previously identified in Draft 
Subsequent EIR Chapter 7.  

Chapter 3, Project Description  

• Section 3.3.1: Minor typographical errors were corrected. 

• Section 3.3.2.3: updated to reflect the size, location, and landscaping concept of the memory 
care and cutting garden. 

• Section 3.3.2.5: updated to clarify the requirements for BMZ 1 onsite. 

• Section 3.3.2.5: updated to clarify the Coastal Overlay Zone limits the allowed reduction 
of BMZ 2.  

• Section 3.4: updated to clarify that the project would adhere to all measures within Table 3-3.  

• Table 3-3: Clarification made to CM-BIO-1. 

• Table 3-3: PDF-BIO-1 changed to CM-BIO-6. 
• Table 3-3: PDF-FIRE-1 through PDF-FIRE-3 changed to CM-FIRE-2 through CM-FIRE-4. 

• Table 3-3: PDF-FIRE-4 through PDF-FIRE-7 renumbered to PDF-FIRE-1 through PDF-FIRE-3. 

• Table 3-3: Clarifications made to PDF-FIRE-1 and PDF-FIRE-2. 

Section 5.1, Land Use 

• Section 5.1.2: Clarification made to identify SDMC that allows for a reasonable 
accommodation via process 1 review.  

• Page 5.1-4: Deleted text  

• Page 5.1-20: Clarification made between Assisted Living Site and project site.  

• Table 5.1-1 updated to clarify the requirements for BMZ 1 onsite.  
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• Table 5.1-1 updated to clarify that the Coastal Overlay Zone limits the allowed reduction 
of BMZ 2.  

• Page 5.1-119: Minor changes to language used.  
• Page 5.1-120: Minor changes to language used. 

Section 5.4, Biological Resources  

• Page 5.4-18: Minor typographical errors were corrected.  
• Page 5.4-20: Minor typographical errors were corrected.  

• Page 5.4-24: MM-NOI-1 added to MM-BIO-1. 

• Page 5.4-25: Clarifications made to MM-BIO-2. 
• Page 5.4-29: Minor typographical errors were corrected.  

• Page 5.4-30: Minor typographical errors were corrected.  

• Page 5.4-31: Minor typographical errors were corrected.  
• Page 5.4-32: PDF-BIO-1 changed to CM-BIO-6. 

Section 5.10, Noise  

• Section 5.10.2: Summary of “EPA’s Levels Document” included.  

Section 5.11, Tribal Cultural Resources 

• Page 5.11-2: Minor typographical errors were corrected.  

Chapter 6, Cumulative Impacts 

• Section 6.12, this was updated to include cumulative solid waste impact previously identified 
in Chapter 7.  

Chapter 7, Effects Not Found to be Significant 

• Page 7-8: updated to clarify the requirements for BMZ 1 onsite.  

• Page 7-8: updated to clarify the Coastal Overlay Zone limits the allowed reduction of BMZ 2.  

• Page 7-8: updated numbering for PDF-FIRE-1-4.  
• Section 7.5: Language that was contrary to SWPPP was removed.  

• Page 7-16: updated to clarify the requirements for BMZ 1 onsite.  
• Page 7-16: updated to clarify that the Coastal Overlay Zone limits the allowed reduction 

of BMZ 2.  

• Page 7-16: updated numbering for PDF-FIRE-1-4.  

• Page 7-17: Minor typographical errors were corrected.  
• Page 7-17: updated to reference Appendix Q, Emergency and Disaster Plan. 
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• Section 7.10: An analysis of wildfire risk from adding new development is included consistent 
with Appendix O, FFLMR. The analysis adds context to why the Project would be expected to 
have reduced ignition potential, as previously identified in Section 7.10. 

• Section 7.10: A discussion of off-site wildfire impacts is included consistent with Appendix O, 
FFLMR. The analysis adds context to how the features that protect the Project also protect 
the surrounding areas from project-related fires, consistent with the conclusion that the 
Project would not exacerbate wildfire risk, as previously identified in Section 7.10.  

• Section 7.10: A list of fire safety goals is included consistent with Appendix O, FFLMR. The list 
is provided to clearly define protocols and procedures for reducing fire risk, which is 
consistent with the findings previously identified in Section 7.10. 

• Section 7.10: A project specific risk summary is included consistent with Appendix O, FFLMR. 
The summary includes a discussion of fire risk, construction phase risks, consultant and 
contractor onsite risk, and fire prevention and reduction measures and requirements to 
provide context to the project risk rating and impact determination previously identified in 
Section 7.10. 

Chapter 8, Mandatory Discussion Areas  

• Page 8-4: Word “urban” removed.  

Chapter 9, Alternatives 

• Page 9-7: minor addition to text. 

• Page 9-9: “proposed Assisted Living Facility” was changed to “Alternative 1.” 

• Page 9-9: word “slightly” removed. 

Chapter 11, References  

• Additional references added.  

Appendices 

• Emergency and Disaster Plan provided as Appendix Q for additional 
information/clarification. The El Camino Assisted Living All Hazards Emergency Operations 
Program and Plan Manual for the El Camino Assisted Living Facility and Wildfire Evacuation 
Plan for the El Camino Assisted Living Facility Project was prepared as part of the facility’s 
licensing process. This information does not result in a new significant environmental 
impact, the introduction of a new mitigation measure, or the increase in severity of an 
environmental impact. This information does not include changes to an alternative or 
mitigation measure that would result in a decrease of environmental impacts of the project 
that are not being adopted. Finally, the information provided does not demonstrate that the 
Draft SEIR was inadequate and conclusory in nature. 

• Appendix F: Cultural Resources Inventory and Evaluation Report 

o Cover page: updated date revised. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  PREFACE 

  
El Camino Real Assisted Living Facility Project  City of San Diego 
 Preface-4  October 2024 

o Page 25: minor text edits. 

o Page 27: added identification number of resource to text. 

o Page 36: minor text edits. 
• Appendix O: Fire Fuel Load Modeling Report (FFLMR) 

o Minor updates made to BMZ 1 and PDF-FIRE-2.  
o Page 2: Minor updates to Introduction regarding BMZ application and Project 

hardscape areas. 

o Page 7-8: updated to clarify the Coastal Overlay Zone limits the allowed reduction 
of BMZ 2.  

o Page 12: Minor updates to Introduction regarding BMZ application and Project 
hardscape areas. 

o Pages 26-30: Added clarifying information regarding wildfire risk of new 
development and off-site wildfire risk.  

o Pages 44-50: Added fire safety goals of the Project as well as a fire risk summary, 
including on-site ignition sources and content of what would be included as part of 
the Project’s standard Site-Specific Safety Manual and Fire Protection Plan which is 
included as a condition of approval for the Project.  
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RESPONSES TO COMMENTS 

On May 12, 2023, the City of San Diego (City) distributed the Draft Subsequent Environmental Impact 
Report (SEIR) to public agencies, interested organizations, groups, and interested individuals, and 
submitted the document to the State Clearinghouse. In accordance with Section 15105 of the 
California Environmental Quality Act (CEQA) Guidelines, a 45-day public review period was provided 
for the Draft SEIR from May 12, 2023, through June 26, 2023. During the public review period, a total 
of 20 comment letters were received on the Draft SEIR. Revisions made to the Draft SEIR in response 
to comments received are identified using strikethrough and underline. 

LIST OF COMMENTERS  

The list of commenters and the unique letter designators for each letter are shown in Table RTC-1, 
List of Commenters. Individual comments within each letter are bracketed and numbered in the 
right-hand margin of the comment letter (e.g., F1-1). Bracketed/numbered comment letters are 
placed side by side with the responses to the letter.  

Table RTC-1.  
List of Commenters 

Commenter Date Letter Designation 
Federal Agencies 

U.S. Fish and Wildlife Service June 23, 2023 F1 
State Agencies 

California Transportation Commission June 15, 2023 S1 
California Department of Fish and Wildlife June 26, 2023 S2 

Local Agencies 
San Dieguito River Park Joint Powers 
Authority 

June 21, 2023 L1 

Organizations 
San Diego County Archaeological Society Inc.  May 13, 2023 O1 
Carstens, Black & Minteer LLP June 23, 2023 O2 
Friends of the San Dieguito River Valley June 26, 2023 O3 

Individuals 
Courtney Tanner June 18, 2023 I1 
Brent Fouch June 18, 2023 I2 
Katelyn Wang June 22, 2023 I3 
Elizabeth Nolan June 22, 2023 I4 
Johnny John June 26, 2023 I5 
Vessa Rinehart-Phillips June 26, 2023 I6 
Nina John June 26, 2023 I7 
Matthew Cunninghan June 26, 2023 I8 
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Table RTC-1.  
List of Commenters 

Commenter Date Letter Designation 
Jonathan Cohen June 26, 2023 I9 
Kristi Watts June 26, 2023 I10 
Jeff DiToro June 26, 2023 I11 
E Dots June 26, 2023 I12 
Anu and Uday Delouri June 26, 2023 I13 
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Master Responses 

MR-1 Land Use and Zoning Consistency. Several comments expressed concern regarding the 
Assisted Living Facility’s consistency with the land use and zoning of the project site. The 
Assisted Living Facility project site is located within Proposition A lands within the North City 
Future Urbanizing Area (NCFUA); has a land use designation of Residential and Park, Open 
Space, and Recreation; and has a zoning designation of Agricultural Residential (AR-1-1). The 
Subsequent Environmental Impact Report (SEIR) analysis of consistency with land use and 
zoning demonstrates that the project is consistent with the City’s General Plan and North 
City Future Urbanizing Area Framework Plan (NCFUA Framework Plan) goals and policies. 
This analysis is included in SEIR Chapter 5.1, Land Use and Planning.  

Consistency with Proposition A  

 Per Section 5.1.2 of the SEIR, Section J of the Land Use Element (entitled “Proposition A- 
The Managed Growth Initiative (1985)”) establishes the following goals for areas 
designated as Proposition A lands: “[f]uture growth and development that is consistent 
with current land use intensity or that is subject to a ’phase shift’ process to approve 
increased intensity”, and “[c]ontinued adherence to North City Future Urbanizing Area 
(NCFUA) Framework Plan and other adopted subarea plans.” Pursuant to Proposition A 
(1985), Sections 1-2(c), a phase shift is not required where amended or alternative 
development regulations or processes “are neutral or make the designation more 
restrictive in terms of permitting development” as compared to the overall intensity 
allowed by regulations existing upon the passage of Proposition A. City Council Policy 
600-29 (entitled “Maintenance of Future Urbanizing Area as an Urban Reserve”) 
describes four such “development alternatives”: (1) development pursuant to the A-1 
zoning regulations; (2) development pursuant to the Rural Cluster Development 
regulations; (3) development pursuant to the Planned Residential Development 
regulations; and (4) development pursuant to the Conditional Use Permit regulations, 
provided that conditional uses are natural resource dependent, non-urban in character 
and scale or are of an interim nature which would not result in an irrevocable 
commitment of land precluding future use. These four development alternatives are 
incorporated into the NCFUA Framework Plan, Section 2.1 (as relevant here, NCFUA 
Framework Plan development Alternative 1 allows “Development pursuant to A-1 
regulations” and development Alternative 3 allows “Development pursuant to 
conditional use regulations”). As discussed in Section 5.1.3 of the SEIR, the Assisted Living 
Facility is “neutral” for purposes of the exclusion from the plan shift requirement under 
Proposition A as implemented by Council Policy 600-29 and the NCFUA Framework Plan 
because it is allowed as a conditional use under the A-1 zoning in effect at the time of 
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passage of Proposition A and because it is allowed with a conditional use permit in the 
current AR-1-1 zoning of the site, and is non-urban in character and scale. The A-1 zoning 
regulations in effect at the time of passage of Proposition A did not include a density 
limitation on Nursing Facilities, nor do the current A-1-1 zoning regulations limit the 
density of Nursing Facilities such as the Assisted Living Facility. Therefore, project 
implementation would not require a phase shift.  

 Like other previously approved Nursing Facilities for assisted living and dementia care, 
the Assisted Living Facility is permitted with a CUP on Prop A lands in the AR-1-1 zone 
notwithstanding Supplemental Regulations prohibiting Nursing Facilities on Prop A lands 
because the project meets the requirements for reasonable accommodations in the San 
Diego Municipal Code (SDMC) Section 131.0466. “Hospitals, Intermediate Care Facilities & 
Nursing Facilities” are permitted in the AR-1-1 zone with a CUP pursuant to SDMC Table 
131-03B, subject to Supplemental Regulations found in SDMC 141.0413. The 
Supplemental Regulations prohibit Hospitals, Intermediate Care Facilities & Nursing 
Facilities, which include assisted living facilities, on Proposition A lands (SDMC 
141.0413[a]). Notwithstanding this prohibition, staff determined that the proposed 
Assisted Living Facility qualifies for reasonable accommodations pursuant to SDMC 
Section 131.0466 to allow a waiver (accommodation) to the regulation prohibiting 
Hospitals, Intermediate Care Facilities & Nursing Facilities in Proposition A lands in 
accordance with SDMC Section 131.0466 via Process 1 review. As stated in SDMC 
131.0466, “The Federal Fair Housing Amendments Act [42 USC 3601–3619] and the 
California Fair Housing and Employment Act [Govt Code 12900–12996] require that 
jurisdictions make reasonable accommodations to afford disabled persons the equal 
opportunity to use and enjoy a dwelling” (as defined in 42 USC 3602(b) to include vacant 
land). "SDMC Section 113.0103 defines Disabled Person as “pursuant to the Fair Housing 
Amendments Act of 1988, means any person who has a physical or mental impairment 
that substantially limits one or more major life activities; anyone who is regarded as 
having such impairment; or anyone who has a record of such impairment.”. SDMC 
Section 131.0466 provides that “deviations may be approved through Process One” 
subject to required findings, including that development will be used by a disabled 
person and that the waiver (accommodation) request is necessary to make specific 
housing available to a disabled person and complies with all applicable development 
regulations to the maximum extent feasible. In the case of the Assisted Living Facility, 
where a certain number of units and beds are necessary to obtain financing to construct 
a modern assisted living facility (as documented by the economic analysis conducted for 
the project, as peer-reviewed by City staff), a single dwelling unit use would not 
accommodate disabled persons requiring an Assisted Living Facility in order to reside on 
the project site. Because the project site would allow up to three single family dwellings 
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under the current AR-1-1 zoning, federal and State law require the City to make 
reasonable accommodations to waive land use regulations that would otherwise 
prohibit development of an Assisted Living Facility to house disabled persons, while 
permitting development of non-disabled persons to live in the Proposition A lands in a 
single-family dwelling. Therefore, the project is not subject to residential density 
limitations on the project site. 

 The adoption of an Uncodified Ordinance to waive the prohibition of the Supplemental 
Regulation is also consistent with the federal, state, and local statutory requirements to 
reasonably accommodate the Hospitals, Intermediate Care Facilities & Nursing Facilities 
use.  

Consistency with Zoning  

 As described in Section 5.1.3 of the SEIR, the Assisted Living Facility would be consistent 
with the applicable development regulations in the AR-1-1 zone, which require a 
minimum of 10-acre lots and establish a maximum structure height of 30 feet, a 
minimum side yard setback of 20 feet, and a minimum rear yard setback of 25 feet. The 
zoning regulations allow for an increase in building height when setbacks are increased; 
therefore, because a height increase is allowed by the zoning ordinance, a discretionary 
action or a deviation is not required.  

 The Assisted Living Facility would provide greater than the minimum 20-foot setback 
from adjacent properties in accordance with the zoning (AR-1-1). The Assisted Living 
Facility would provide setbacks of 45 feet (north side yard), 187 feet 7 inches (back), 30 
feet (south side yard), and 63 feet 9 inches (front), which would allow for the increased 
height of 40 feet per SDMC 131.0344. Approximately 30% of the project site would be 
developable, and only approximately 10% of the project site would be covered by 
buildings. The lot coverage of the Assisted Living Facility would be 10%, consistent with 
the AR-1-1 zone.  

 The underlying AR-1-1 zone accommodates a wide range of agricultural uses and the 
development of single dwelling unit homes at a very-low density; Hospitals, Intermediate 
Care Facilities and Nursing Facilities are also permitted, but would require a CUP. The 
project includes a CUP. 

Compatibility with Surrounding Land Uses 

 The Assisted Living Facility site is located between existing development to the north 
(Church component), south (single family residences), and west (Evangelical Formosan 
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Church). Multi-Habitat Planning Area (MHPA) open space is located to the east of the 
project site and on the eastern portion of the project site. The development footprint 
would be located outside of the MHPA. As described in Chapter 3 of the SEIR, the eastern 
1.12 acres of the Assisted Living Facility parcel would be retained as open space in 
accordance with the existing designated MHPA, consistent with the MHPA open space to 
the east.  

 Through compliance with the AR-1-1 zone requirements described above, the building 
design and site plan of the Assisted Living Facility would be non-urban in character and 
would also be consistent in bulk and scale with surrounding development. While 
surrounding development in the area lacks a consistent architectural theme, the 
Mediterranean aesthetic of the proposed project would include architectural features 
that would be compatible with surrounding structures (primarily multistory construction, 
light colored, stucco clad exteriors, red tiled roofs, and landscaped yards). Landscaping 
would be provided throughout the Assisted Living Facility but would focus heavily on 
landscaping along the southern and eastern boundaries adjacent to the Villas at Stallions 
Crossing development and MHPA. The open space and landscaped areas would 
comprise approximately 45.6% of the Assisted Living Facility site, consistent with the 
generally non-urban character of the site and the surrounding area. Additionally, as 
described in Section 5.9 of the SEIR, the project site development would not be visually 
prominent or distinct in the broad San Dieguito River Valley landscape. 

MR-2 Wildfire Hazards and Evacuation. Although the Draft SEIR disclosed that the wildfire 
risks were not significant due in part to the structure’s enhanced building materials, 
which allow the residents to shelter-in-place, several comments requested additional 
clarification regarding wildfire hazards and evacuation of the project site in response to 
an emergency event. The proposed project is required to comply with California Health 
and Safety Code Section 1569.695, which requires an Emergency and Disaster Plan be 
prepared as part of licensing provisions for a State-licensed “Residential Care Facility for 
the Elderly” (RCFE). To be responsive to the questions raised in the comment letters, a 
project-specific Emergency and Disaster Plan has been prepared consistent with state 
licensing requirements and is included as Appendix Q to the Final SEIR. The Emergency 
and Disaster Plan includes Attachment 1, El Camino Assisted Living All Hazards 
Emergency Operations Program and Plan Manual for the El Camino Assisted Living 
Facility, and Attachment 2, Wildfire Evacuation Plan for the El Camino Assisted Living 
Facility Project. Attachment 2 includes an evacuation time analysis using VISSIM 
microsimulation software package (Version 10) by PTV Group, the results of which were 
averaged to obtain the evacuation travel time (see Appendix C, Evacuation Time 
Estimates, of Attachment 2 to the Emergency and Disaster Plan). In general, information 
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provided in the Emergency and Disaster Plan and associated attachments further 
clarifies the analysis provided in Section 7.10, Wildfire, of the Draft SEIR, which 
determined less than significant wildfire impacts, and in relationship to the CEQA 
Guidelines Section IX(f), Hazards and Hazardous Materials and Section XX(a), Wildfire. 
Attachment 2 to the Emergency and Disaster Plan further clarifies and provides 
additional detail in support of the Draft SEIR conclusions that the project would reduce 
risks to future occupants of the Assisted Living Facility, would not exacerbate wildfire 
risks, and is consistent with the County’s Multi-jurisdictional Hazard Mitigation Plan 
(2023) and the Emergency Operations Plan (2022) and the City’s Emergency Operations 
Procedures (2018).  

 The additional information provided in the El Camino Assisted Living All Hazards 
Emergency Operations Program and Plan Manual for the El Camino Assisted Living 
Facility and Wildfire Evacuation Plan for the El Camino Assisted Living Facility Project 
would be prepared as part of the licensing process. This information does not result in a 
new significant environmental impact, the introduction of a new mitigation measure, the 
increase in severity of an environmental impact. This information does not include 
changes to an alternative or mitigation measure that would result in a decrease of 
environmental impacts of the project that are not being adopted, Finally, the information 
provided does not demonstrate that the Draft SEIR was inadequate and conclusory in 
nature. Therefore, the addition of the El Camino Assisted Living All Hazards Emergency 
Operations Program and Plan Manual for the El Camino Assisted Living Facility and 
Wildfire Evacuation Plan for the El Camino Assisted Living Facility Project would not 
trigger recirculation of the SEIR per CEQA Section 15088.5. 

Wildfire Hazard Impacts  

 The City considers a project’s impact significant if the project will either exacerbate wildfire 
risks, thereby exposing project occupants to wildfire risks, or expose people or structures to 
a significant risk of loss, injury, or death involving wildland fires per CEQA Guidelines 
Section IX(g), Hazards and Hazardous Materials, and Sections XX(b) and (d), Wildfire.  

 Related to CEQA Guidelines Section XX(b) regarding the potential exacerbation of wildfire 
risk due to slope, prevailing winds, and/or other factors, wildfire risk for the project site is 
likely to be from short-duration ember production from a wildfire burning in open spaces 
within the project’s vicinity. An early evacuation of the project site may occur if a wildfire 
burns closely in the open spaces to the north, east, or west of the project. However, the 
surrounding terrain does not support aggressive runs at the community, which is 
separated from the open space by developed areas. Wildfires during typical weather 
conditions are less aggressive and more manageable, rarely resulting in large evacuations. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
RTC-8 October 2024 

As conducted in past wildfires, an early evacuation of the area may occur several or more 
hours prior to actual threatening conditions at El Camino Real Assisted Living Facility, 
depending on conditions and fire spread projections.  

 Additionally, as discussed in Section 7.10, Wildfire, of the Draft SEIR, should a wildfire 
begin suddenly nearby, the residents would shelter in place because the facility is 
required to be constructed to high fire resistance standards. Specifically, the proposed 
project’s Fire Fuel Load Modeling Report (FFLMR), provided as Appendix O of the Final 
SEIR, provides both City and state fire and building code required elements for 
construction, as well as enhanced state and City code-exceeding measures along the 
eastern side of the structure where non-conforming Brush Management Zones occur 
adjacent to the MHPA. Compliance with environmental standards including an 
ordinance, resolution, rule, regulation, order, plan, or other environmental requirement 
may be used as a threshold to determine significance when the agency explains why the 
standard is relevant to the project and how compliance with the standard ensures the 
project’s impacts are less than significant (CEQA Guidelines Section 15064.7). The FFLMR 
(included as Appendix O) addresses the project site and its fire environment, including 
building and fire code requirements and brush management requirements, all of which 
take into consideration the surrounding environment. It also provides a fire risk 
assessment informed through fire behavior modeling.  

 The project site is located in a Very High Fire Hazard Severity Zone and is adjacent to 
open space areas to the east, northeast, and southeast; thus, the project’s highest 
concern may be from firebrands or embers as potential ignition factors. As part of the 
FFLMR, a fire behavior analysis (refer to Section 4.7 of the FFLMR for the complete 
analysis) was completed to analyze anticipated fire behavior within and adjacent to key 
areas outside of the project’s Brush Management Zones. The outputs of the analysis 
included predicted flame lengths (measured in feet), anticipated spread rates (measured 
as feet/minute), fire line intensity (measured as British thermal units/feet/second), and 
predicted spotting distance of embers (measured in miles). Embers were noted to be 
able to spread anywhere between 0.1 miles and up to 2.3 miles from the site with more 
than 50 mile per hour wind speeds. This does not mean the setback between buildings 
and wildland areas must be 2.3 miles, rather, the Assisted Living Facility will be 
constructed in accordance with Chapter 7A of the California Building Code, which 
established the minimum standard to protect life and property for a building located in a 
wildland-urban interface fire area by increasing the ability of the structure to resist the 
intrusion of flames or burning embers.  
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 As outlined in Chapter 5 of the FFLMR, Chapter 7A requires that the structure be built 
using the latest ignition and ember resistant construction materials and methods for the 
roof, walls, vents, windows and exterior doors, and appendages, and includes an interior 
fire sprinkler system. Furthermore, the project requires Brush Management Zones 
around the structure to better help reduce the risk of a wildfire spreading. Because the 
eastern side of the development requires a modified brush management zone, the 
project will implement alternative compliance measures to meet code requirements, 
along the eastern side of the structure, including dual pane dual tempered windows and 
the installation of an additional layer of 5/8-inch Type X fire rated gypsum sheathing 
applied behind the exterior covering or cladding (stucco or exterior siding) on the 
exterior side of the framing from the foundation to the roof. These alternative 
compliance measures add a layer of protection to the structure by increasing the overall 
time of fire resistance; Chapter 7 of the FFLMR provides a description of these alternative 
compliance measures to the structure and provides justification for the inclusion of 
these fire protection features for the modified Brush Management Zones (e.g., the 
addition of a layer of tempering to structure windows to increase fire resistance time by 
approximately 20 minutes, to maintain not less than an hour of fire resistance). With the 
implementation of the alternative compliance requirements outlined in the FFLMR, the 
Assisted Living Facility is expected to reduce risks to future occupants of the Assisted 
Living Facility and would not exacerbate wildfire risks.  

 Additionally, per the FFLMR (Appendix O), the project site access and roadways will 
comply with City code requirements and be consistent with the most current California 
Fire Code. Further, as discussed in the state-mandated Emergency and Disaster Plan, 
Attachment 2, Wildfire Evacuation Plan, because the structures on the project site would 
conform to the ignition-resistant building codes codified in Chapter 7A of the California 
Building Code, the structures would be ignition-resistant, defensible, and designed to 
require minimal firefighting resources for protection, which enables the option for 
shelter in place when it is considered safer than evacuation. . With the implementation 
of applicable codes and the alternative compliance requirements outlined in the FFLMR, 
substantial evidence supports the SEIR’s conclusion that the Assisted Living Facility would 
not exacerbate wildfire risks as described in CEQA Guidelines Section XX(b) or expose 
people or structures to significant wildfire risks as described in CEQA Guidelines 
Section IX(g) and Section XX(d). Impacts would be less than significant.  

Evacuation 

 The City considers a project’s impact on evacuation significant if the project will 
significantly impair or physically interfere with implementation of an adopted emergency 
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response or evacuation plan per CEQA Guidelines Section IX(f), Hazards and Hazardous 
Materials, and Section XX(a), Wildfire. As described in the state-mandated Emergency 
and Disaster Plan, Attachment 2, Wildfire Evacuation Plan, in the event of an emergency, 
evacuation would occur via the proposed project entrance located along El Camino Real, 
which serves as an evacuation route for existing land uses in the project vicinity. As 
concluded in Attachment 2, the proposed project would not impede the ability of the City 
to implement its emergency operations procedures or the County’s Multi-Jurisdictional 
Hazard Mitigation Plan or Emergency Operations Plan. The project does not propose any 
land uses or structures that would impede the ability of the surrounding area to 
evacuate should an emergency event occur, nor would the project obstruct or eliminate 
any existing evacuation routes. 

 As previously discussed, the proposed project would be required to comply with 
California Health and Safety Code Section 1569.695, which requires an Emergency and 
Disaster Plan to be prepared as part of licensing provisions for State-licensed 
“Residential Care Facilities for the Elderly” (RCFE). State law was amended by Assembly 
Bill 2098 (2018), effective January 1, 2019, to significantly increase the requirements for 
Emergency and Disaster Plans for residential care facilities. These amendments were 
specifically intended to address concerns raised by evacuation of State-licensed RCFE 
facilities during wildfires and natural disasters in 2017.1 The state-mandated Emergency 
and Disaster Plan has been prepared specific to the proposed project and includes the 
following per California Health and Safety Code Section 1569.695:2 

(1) Evacuation procedures, including identification of an assembly point or points 
that shall be included in the facility sketch. 

(2  Plans for the facility to be self-reliant for a period of not less than 72 hours 
immediately following any emergency or disaster, including, but not limited to, a short-
term or long-term power failure. If the facility plans to shelter in place and one or more 
utilities, including water, sewer, gas, or electricity, is not available, the facility shall have 
a plan and supplies available to provide alternative resources during an outage. 

(3) Transportation needs and evacuation procedures to ensure that the facility can 
communicate with emergency response personnel or can access the information 
necessary in order to check the emergency routes to be used at the time of an 
evacuation and relocation necessitated by a disaster. If the transportation plan 

 
1  See AB 2098 (2018) Assembly Floor Analysis, 8/27/18. 
2  https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=HSC&sectionNum=1569.695 
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includes the use of a vehicle owned or operated by the facility, the keys to the 
vehicle shall be available to staff on all shifts. 

(4) A contact information list. 

(5) At least two appropriate shelter locations that can house facility residents during 
an evacuation. One of the locations shall be outside of the immediate area. 

(6) The location of utility shut-off valves and instructions for use. 

(7) Procedures that address, but are not limited to, all of the following: 

(A) Provision of emergency power that could include identification of suppliers of 
backup generators. If a permanently installed generator is used, the plan shall 
include its location and a description of how it will be used. If a portable 
generator is used, the manufacturer’s operating instructions shall be followed. 

(B) Responding to an individual resident’s needs if the emergency call buttons 
are inoperable. 

(C) Process for communicating with residents, families, hospice providers, and 
others, as appropriate, that might include landline telephones, cellular 
telephones, or walkie-talkies. A backup process shall also be established. 
Residents and their responsible parties shall be informed of the process for 
communicating during an emergency. 

(D) Assistance with, and administration of, medications. 

(E) Storage and preservation of medications, including the storage of 
medications that require refrigeration. 

(F) The operation of assistive medical devices that need electric power for their 
operation, including, but not limited to, oxygen equipment and wheelchairs. 

(G) A process for identifying residents with special needs, and a plan for meeting 
those needs. 

(H) Procedures for confirming the location of each resident during an 
emergency response. 

 The project-specific Emergency and Disaster Plan (Appendix Q of the Final SEIR) meeting 
all of these performance standards on content, back up plans, duration of self-
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sufficiency, frequency of drills, and frequency of inspections required under state law 
and including Attachment 1, El Camino Assisted Living All Hazards Emergency Operations 
Program and Plan Manual, and Attachment 2, Wildfire Evacuation Plan, will be submitted 
separately as part of the facility’s licensing provisions and requirements pursuant to 
California Health and Safety Code Section 1569.695, which ensures impacts do not rise 
to the level of significance. Although the final Emergency and Disaster Plan and 
associated attachments will be submitted separately as part of the facility’s required 
licensing process, the documents are provided for further illustration of the Draft SEIR’s 
conclusions and to demonstrate specifically how they are applied to the project, as part 
of the Administrative Record under CEQA for consideration as part of the project’s 
discretionary review.3 As discussed above, the addition of the El Camino Assisted Living 
All Hazards Emergency Operations Program and Plan Manual for the El Camino Assisted 
Living Facility and Wildfire Evacuation Plan for the El Camino Assisted Living Facility 
Project would not trigger recirculation of the SEIR per CEQA Section 15088.5. 

 Moreover, the project’s compliance with code requirements for building in a Very High 
Fire Hazard Severity Zone provide emergency personnel with the option to have Assisted 
Living Facility residents shelter in place if deemed appropriate and safe for the situation, 
which is reflected in the statutory Emergency and Disaster Plan and its attachments. 
State law requires the facility to train all staff members on the plan upon hire and 
annually thereafter, conduct a drill at least quarterly for each shift, and review the plan 
annually and make updates, as necessary. (Health & Safety Code § 1569.695 and 
California Code of Regulations, Title 22, Section 87212.) The facility is required to submit 
the plan with its initial license application. The State Community Care Licensing Division 
shall confirm during annual licensing visits that the Emergency and Disaster Plan is on 
file at the facility and includes required content. Therefore, the statutorily required site 
specific Emergency and Disaster Plan and Wildfire Evacuation Plan attachment also 
supports the Draft SEIR’s conclusion that implementation of the project would not impair 
an adopted emergency response plan or emergency evacuation plan as described in 
CEQA Guidelines Section IX(f), Hazards and Hazardous Materials, and Section XX(a), 
Wildfire. Impacts would be less than significant.  

Evacuation Travel Time Impacts 

 
3  The project-specific Emergency and Disaster Plan, including Attachment 1, El Camino Assisted Living All Hazards Emergency 

Operations Program and Plan Manual, and Attachment 2, Wildfire Evacuation Plan, are provided in draft form for 
consideration as to the plan content as part of the project’s discretionary review. Additional detail under these plans will 
be provided during City plan check review and prior to issuance of certificate of occupancy per California Health and Safety 
Code Section 1569.695 and facility licensing requirements. 
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 The project also will not have any significant impact relating to evacuation that could 
expose people including project occupants to significant risk of loss, injury, or death 
involving wildland fires. In 2022, the California Office of the Attorney General issued 
guidance outlining best practices for analyzing and mitigating wildfire impacts of 
development projects under the CEQA. The guidance states that evacuation modeling 
and planning should be required for all projects located in High or Very High Fire Hazard 
Severity Zones that present an increased risk of ignition and/or evacuation impacts. 
Public safety, not time, is the guiding consideration for evaluating impacts related to 
emergency evacuation. Safely undertaking large-scale evacuations may take several 
hours or more and require moving people long distances to designated areas. Further, 
evacuations are fluid and timeframes may vary widely depending on numerous factors, 
including, among other things, the number of vehicles evacuating, the road capacity to 
accommodate those vehicles, occupants’ awareness and preparedness, evacuation 
messaging and direction, and on-site law enforcement control. As documented in the 
Wildfire Evacuation Plan and evacuation analysis, the proposed project would not 
significantly increase the average evacuation travel time or result in unsafe evacuation 
timeframes under representative evacuation scenarios. In an actual emergency, unified 
command would take into account numerous factors to ensure consistency with the 
County’s Emergency Operations Plan. Further, as discussed above, the project is 
required by state law to train its emergency managers on the procedures for refuge on 
site in fire-resistant buildings or within the wide, converted landscapes and hardscapes 
that would not readily facilitate wildfire spread. This provides the residents with a safer 
alternative to risking a late evacuation as determined by fire officials, ensuring that 
wildfire impacts do not rise to the level of significance.  

 The evacuation analysis with its traffic modelling also demonstrates the project will not 
adversely impact residents’ ability to evacuate or emergency responders’ ability to access 
the area and the site under reasonably anticipated conditions, taking into consideration 
anticipated fire behavior in the area. Additionally, the project would provide residents 
refuge on site in fire-resistant buildings or within the wide, converted landscapes and 
hardscapes that would not readily facilitate wildfire spread. This would provide them a 
safer alternative to risking a late evacuation.  

 With regards to comments speculating that vehicles making U-turns along El Camino 
Real will adversely affect evacuation procedures at the project site, this is not the case. 
As described in the project-specific Emergency and Disaster Plan, Attachment 2, Wildfire 
Evacuation Plan, in the event of an emergency triggering an evacuation protocol, 
emergency personnel and first responders would direct traffic to efficiently manage 
evacuation of the area to limit impacts to the immediate circulation system.  
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Emergency Access and Response 

 Emergency access to the project site was addressed in Draft SEIR Section 5.8.3.4. As 
discussed in the Draft SEIR, access to the Assisted Living Facility parcel would be via one 
proposed right-in/right-out only driveway along El Camino Real, which was constructed 
as part of the church component. The fire access lane would start at the Church access 
point from El Camino Real and end at the Assisted Living Facility parking lot (Figure 3-3, 
Fire Access Plan, of the SEIR). Additionally, the Assisted Living Facility would provide a 
hammerhead turn around at the entrance to the Assisted Living Facility, as well as an 
alternate t-turn that would accommodate fire apparatuses. The proposed project’s 
private access road and parking lot would be constructed in accordance with SDMC 
Sections 55.8701 and 55.8703, which outline the requirements for fire apparatus access 
roads and gates to ensure adequate emergency access within the project site. The 
required fire access roads throughout the area are designed to meet County of San 
Diego Consolidated Fire Code, including 24-foot-wide, unobstructed roadways, adequate 
parking, turning radius, grade maximums, and roadside fuel modification zones. As 
concluded in Section 5.8.3.4 of the SEIR, the Assisted Living Facility would have adequate 
emergency access.  

 The state-mandated Emergency and Disaster Plan and associated attachments provide 
additional detail regarding how the project would comply with state law related to fire 
prevention, protection, and evacuation, clarifies information and conclusions already 
provided in the Draft SEIR, and as discussed above, would not trigger recirculation of the 
SEIR per CEQA Section 15088.5. 

MR-3 Indirect Impacts Relative to Multi-Habitat Planning Area (MHPA) Lands and 
Biological Resources  

Background 

 The Multiple Species Conservation Program (MSCP) was developed to preserve a 
network of habitat and open space, protecting biodiversity and enhancing the region's 
quality of life. The City’s MSCP Subarea Plan (Subarea Plan) was prepared pursuant to the 
general outline developed by the U.S. Fish and Wildlife Service and the California 
Department of Fish and Wildlife (collectively referred to as “wildlife agencies”) to meet the 
requirements of the California Natural Communities Conservation Planning Act of 1992. This 
Subarea Plan forms the basis for the implementing agreement, which is the contract 
between the City and the wildlife agencies that ensures implementation of the Subarea Plan 
and thereby allows the City to permit development that may result in take of covered species 
(e.g., loss of habitat supporting a listed species).  
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Conservation Measures 

 The City’s MHPA was developed by the City in cooperation with the wildlife agencies, 
property owners, developers, and environmental groups. The MHPA delineates core 
biological resource areas and corridors targeted for conservation. Within the MHPA limited 
development may occur.  

 Section 1.4.3 of the Subarea Plan provides Land Use Adjacency Guidelines (LUAGs) that 
ensure minimal impacts to ecological functions and services that are intended to be 
conserved within the MHPA. The LUAGs are intended to be implemented on a project-by-
project basis. LUAGs are provided for the following issue areas: drainage, toxics, lighting, 
noise, barriers, invasives, brush management, and grading/land development.  

Implementation and Enforceability  

 Section 5.4.1 of the 1996 MSCP Plan includes the following required actions from local 
jurisdictions that ensure implementation of the MSCP: 

 Amend land use plans, as needed, to be consistent with the 
jurisdiction’s MSCP subarea plan, including land use designations and 
guidelines for development. 

 Adopt or amend zoning ordinances, codes, guidelines, and other 
development regulations, as needed, to ensure that approval of 
private and public development projects is consistent with the MSCP 
subarea plan. 

 Implement mitigation and/or encroachment standards consistent with 
achieving habitat conservation targets in the MSCP subarea plan. 

 Implement policies, regulations, and cooperative agreements to 
ensure that conservated lands are managed and monitoring in 
conformance with the MSCP Plan and subarea plan, following approval 
of development permits. 

 Conduct environmental review of projects as required by the California 
Environmental Quality Act, including review of feasible alternatives and 
incorporation of avoidance and mitigation measures, consistent with the 
MSCP Plan and subarea plan, to reduce or eliminate biological impacts. 

1. 

2. 

3. 

4. 

5. 
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 Develop and implement, in conjunction with the wildlife agencies, a 
process to monitor the overall progress of the MSCP that reduces or 
eliminates the need for project-by-project wildlife agency review 
and/or approval. 

 Prepare and implement habitat management plans for existing local 
public lands contributed for habitat conservation, habitat lands acquired 
using local funds, habitat lands dedicated through the development 
process, and other lands as applicable. 

 Maintain records and maps of habitat acreage conserved and developed 
and prepare an annual report. 

 Meeting annually with the wildlife agencies regarding implementation of 
the subarea plan. 

 Participate in public hearings on the implementation status of the MSCP, 
and submit a status report, including any new biological data, to the 
wildlife agencies every 3 years. 

 Coordination conservation actions with adjoining jurisdictions and multi-
jurisdictional habitat and open space planning efforts. 

 Participate in the planning, development, and implementation of regional 
or subregional funding for the MSCP. (City of San Diego 1997) 

 Within the City, these requirements are implemented through the Environmentally 
Sensitive Lands Regulations (Chapter 14, Article 3, Division 1 of the San Diego Municipal 
Code Section 143.01) and the Land Development Code Biology Guidelines (2018). The 
Code requires conformance with the provisions of the Subarea Plan, including Section 
1.4.3 outlining LUAGs. A project conformance evaluation is a required section of the 
Biological Resources Technical Report and is incorporated into the applicable CEQA 
document. Chapter 4 of the Biological Resources Technical Report (included as Appendix 
D to the SEIR) addresses the project’s conformance with the LUAGs and the analysis and 
is summarized in the Draft SEIR. City staff review the evaluation to ensure the 
determination of conformance is correct. Public review of the CEQA document provides 
an opportunity for the wildlife agencies to additionally review conformance.  

 The evaluation of conformance with the LUAGs relies on project development plans, 
including conditions of coverage such as recording of a covenant of easement for 

6. 

7. 

8. 

9. 

10. 

11. 

12. 
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undeveloped portions of the MHPA on site. All applicable LUAGs are required to be 
shown on plan exhibits and drawings during a project’s plan check review prior to 
issuance of a grading permit or other related permits related to project-specific activities. 
As identified in Table 3-3, in Chapter 3 of the EIR, the project includes CM-BIO-1, which 
states that the Assisted Living Facility shall adhere to and implement the following 
mandatory and non-mandatory measures contained in the MHPA LUAG. An 
environmental consultant with experience in biological resources shall evaluate the 
project development plans to ensure the following: 

• drainage is adequately controlled and treated before discharge into the MHPA.  

• storage of toxics is not located adjacent to the MHPA.  

• lighting is directed away from or shielded from the MHPA.  

• no barriers to wildlife movement are erected in the MHPA.  

• invasives are not planted along the MHPA edge.  

• zone 1 brush management and grading are located outside the MHPA.  

 Any project that did not comply with the LUAG requirements would be subject to City 
Code enforcement. Accordingly, they are fully enforceable measures. 

 In terms of performance standards, the MSCP is an Endangered Species Act Section 10 
Habitat Conservation Plan for the authorized “take” of listed species. Where a project has 
direct impacts on a listed species, the MSCP mandates the mitigation ratios required to 
minimize take. This project would not have a direct impact on listed species because its 
development plan avoids the MHPA areas on site. Therefore, no project specific habitat 
conservation plan is required. Where a development could have an indirect impact on a 
listed species, the MSCP incorporates the required mitigation into the plan and 
Environmentally Sensitive Lands Regulations to avoid take, which includes the LUAG 
requirements. The LUAG requirements are effective in avoiding take of a listed species 
because they separate the environmental pathway between the project’s light, toxics, 
drainage, brush management, and grading/land development and the listed species 
habitat. The project’s brush management and grading are outside the MHPA and would 
construct no wildlife barriers. Invasive plant species are not permitted onsite, including 
in the cutting garden. Accordingly, by a project’s legal requirement to follow the LUAG 
requirements, such impacts do not rise to the level of significance. The SEIR documents 
the project’s compliance with the LUAG requirements to avoid take.  

 Finally, where the LUAG requirements specifically call for the implementation of a 
mitigation measure (i.e., noise impacts to biological resources), the City has imposed 
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MM-NOI-1 to ensure that project noise impacts are physically separated from the listed 
species’ nesting areas. This mitigation measure is not improperly deferred. MM-NOI-1 
would employ methods of noise abatement (running fewer pieces of equipment near the 
habitat, running them slower, enhancing sound reduction on construction equipment 
mufflers, and constructing noise barriers) capable of reducing project noise to 60 A-
weighted decibels (dBA), which is the level necessary to avoid noise impacts to nesting 
birds and other protected species. As discussed in Appendix J these mitigation 
techniques are capable of reducing noise to 60 dBA, a 22 dBA difference from the 
highest anticipated construction noise level of 82 dBA. Finally, to mitigate significant 
noise impacts to neighboring residents and adhere to the City’s construction noise 
threshold of 75 dBA, only a 7 dBA reduction in construction noise would be necessary—
far less than a 22 dBA reduction. Therefore, the same measures provided in MM-NOI-1 
will also prevent significant noise impacts to neighboring residents. 
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Response to Comment Letter F1 

U.S. Fish and Wildlife Service 
June 23, 2023 

F1-1 The comment is an introduction to comments that follow. 

F1-2 Figure 3-4b, Landscape Plan – Trees, of the SEIR shows 
that multiple tree species, including New Zealand 
Christmas Tree (Metrosideros excelsa) and Australian 
Willow myrtle (Agonis flexuosa), will be planted adjacent 
to the Multi-Habitat Planning Area (MHPA); these tree 
species, as well as others planned for planting, are non-
native ornamental species commonly used in Southern 
California. In addition, a mix of all-native shrub species 
is also proposed for planting at the MHPA boundary, as 
shown on Figure 3-4a, Landscape Plan – Shrubs, of the 
SEIR. None of the species proposed for planting at or 
near the MHPA boundary and shown in Figures 3-4a and 
3-4b are listed as a noxious invasive according to the 
California Invasive Plant Council. Therefore, the project 
would not have any new or more significant impacts 
relating to non-native invasive plant species not 
analyzed in the 2014 Church EIR. As noted in Table ES-2, 
mitigation measures LU-1 and LU-2 apply to the Church 
site, but the Assisted Living Facility Site does not rely on 
those mitigation measures to reach its less than 
significant impact conclusion. 

F1-3 Comment noted. 

Comment Letter Fl 

From: 

Serrt: 
To: 
Cc 

Subject: 

Eng, Anita <an ita_eng@ffls.gcv> 

Friday, June 23, 20B4:09 PM 
DSDE.AS;Osbcrn. Saia 
Zautendyk, David; Kalinowski Alioon (Al~@Wildlife 

[E.>:TE.RNAL] E.I Ca mine Real Msisted Living Facility fi7SH2 

••This email came from an external source. Be cautious about clicking on any links in this emailoropening 

attachments.•• 

In reply refer to : 2023062 3_23·0097395-CEQA·SEIR_SD 

Good afternoon, 

The Service has reviewed the draft Subseciu ent En vi ronmental Impact Report (SEIR) and Biological Technical 
Report (BTR) for the El Camino RealAssi.sted Living Facility project. 

In Section 5.4.3.5, the SEIR refers to 2014 Church EIR Chapter 5.4 th at.states all related landscaping and 
revegetation for the Church would be limited to native .species in areas adjacentto the MH PA with 
implementation of Mitigation Mea.su res LU-1 and LU-2 . Th us, no invasive non-native plant .species will be used 
in areas adjacent ton atural open space and impact.s would be less than .significant. 

However, Figure 3-4b in the Project Description of the Sub.sequent EIR includes .species .such a.s Australian 
willow and New Zealand Christmas tree . It appears that these species are proposed directly adjacent to the 
MHPA. 

Furthermore, Section 4.1.6 of the BTR reads : 

MSCP lUAG: No invasive non-native pJant species shaJJ be introduced into areas a<1jacent to the MHPA. 

The pr{;ject wfJJ incorporate Jandscapingaround the structure and park.ing lot that wiJI be lightly vegetated with 
a primarily native species palette. 

Please clarify whether native .species will be used exclusively or primarily in landscaping associated with this 
project. If non-native .species are proposed, please confirm th at none of the .species included are con.sid ered 
non-native invasive plant .species as identified by the California In vasive Plant Council . 

We appreciate the opportunity to comment on th i.s draftSEIR. Feel free to contact me if you have any 
ciuestion.s regarding this email. 

tnank you, 

Anita Eng 
Fi.sh and Wildlife Biologist 
U.S. Fi.sh and Wildlife Service 

I Fl-1 

Fl-2 

I Fl-3 
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2177 Salk Avenue, Suite 2 50 

Carlsbad , CA 9200B 
(571)547-3203· 

anita_eng@fw.s.gov 

(,he/her) 

.. Please email ro .schedule a call or meeting if needed. 
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Response to Comment Letter S1 

California Transportation Commission 
June 15, 2023 

S1-1 Comment noted. The project is not proposing new 
public road connections or funding that would require 
approval by the California Transportation Commission. 
The comment does not raise an issue with the adequacy 
of the environmental impact analysis; no further 
response is required. 

r.ommen t Letter S1 

From: 

Sent 
Toe 
Subject 

Szymanskt Jeffley <JSzymanski@sand~o .9cv> en behalf<:1f DSD E.AS 
< DS DEA S@s.a nd ie,go .gov> 
Tuesday, June 20, zoz; 1:14 PM 

Szym.anskl Jeffrey 
FW: El Camino Real Assisted LWing Fa-cilit'f Project 

Fmm: Zamora, Che rry@CATC < Cherry.Zamora @.cat c .-ca .gov> 

Sent; Thursday,June 15, 2023 4:51 PM 
To:DSO EAS <DSDEAS@sandiego.gov> 
Cc: Pen ne ba k.e r, La ur.a@OOT < Laura .Penne ba k.e r@ut-c .ca .gQv> 

SuDject: [EXTERNAL) El C-amino Real Assiste d Li!Jing Facility Prnje-ct 

••rhisemail came from an ext,ernal sour-ce. Be,cauticus about dicking,onany links inthisemail-oropening 
attachments.•• 

Dur Sara Osborn : 

The California Transponation Commission (Commission)has H!s".e ived the Cityof San Diego's ~ticeci/A1'-:.1ik1biJ;tyci/a 

Draft Subsequent f.rwJJonmentaf Impact Re~rt for the fl Camino Real Assisted Uv.lllg fucJ/ity Project. C::immission staff 

do m:•t have comments at this time . 

For.all projectst hat areantic:ipated to require C:,mmission approval for dis-c:retionuyactions, including route adoptions, 

new public road connections, or funding .allocation requests, fullcompli.ance with the Galifornia Environmental Quality 

Act (CEQA) is required . The C::immissionwi ll not allocate funds to projects for design, right-of-way, or construction, or 
approve route adoptionsor new public road connections, until the environmental document isco mplete, and the 

Commission has approved the environmentalty-cleared project . The CEQA lead agency mustcontact and work with the 

Commission directty-toensurethe final env iIonmental document is brought forward to the C::immission for.action . 

Regards, 

O,erry Zamor.a 

Oilifornia Transportation C::immission 
{916) 654-4245 I cherry . .zamor.a@catc.ca.g.:,v 

51-1 
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Response to Comment Letter S2 

California Department of Fish and Wildlife (CDFW) 
June 26, 2023 

S2-1 The project proposes a cable-rail fence along the 
eastern boundary with the MHPA to deter public access 
and facilitate wildlife movement. As determined in the 
SEIR, the Assisted Living Facility footprint is not 
considered to be within a biological core or linkage area 
and is not expected to interfere with movement of 
migratory fish or wildlife. Impacts related to wildlife 
corridors and linkages would be less than significant. 
The Assisted Living Facility development would avoid 
impacts to the on-site Multi-Habitat Planning Area 
(MHPA) (CM-BIO-1). In addition, the Assisted Living 
Facility would comply with the City’s standard MHPA 
LUAGs (CM-BIO-1) and Water Pollution Control Plan 
(CM-BIO-5) as conditions of approval. As such, the 
Assisted Living Facility development would comply with 
the Multiple Species Conservation Program and no 
biological resource impact related to an MHPA 
inconsistency would occur. 

r.ommen t Letter S2 

From: li,;jgw,:;li Aliwr!Ali)tI¼'iQliCr 
T&: ~ ; .llS.ll...f.AS. 
CC:: »w:1 PmidWPVidliCr ·~~~ 
Subje.,ct: lEXTERW>.LJ B C.:.mina Re.:IIA:,,i~lcd Li'rin9 f..::ilitr P,a;:,:s. DSEIR{P,ap:t fb . filfil .l2, S01K2013071ll'IJ) 
D.te; "1Jnd5r, J..rne26,.2Q23'1:16:)9 PM 

*~i$ elllilil c.am-e 'from an -external wurc-e. B-e cautiou!!-.about clicking on any link!!- in thi!!
.eroail or opening .attachment s;. ** 

Hi Sara, 

CDFW has reviewed the Draft Subsequent Environmental Impa ct Re port(DSEIR) and associated 

documents for the El Camino Rea l Assisted Living Facilitv Project (Project). As .stated in the DSEIR and 

Biological Technical Report, the Project proposes to install fencing along th e ea.stern Project 

boundary between the proposed development ani:I adjacent MHPA open .space . While CDFW does 

not have a .strong preference for the type of fence, we .suggest wood fencing t o deter public access 

and facilitate wildlife movement in thi.5 area. 

Feel free to contact me if you have any que.5tiom regarding thi.5 email. 

Thank you, 

Ali 

Alison (Alij Kalinowski 

Environmental Scientist 

CA Department of Fish and Wildlife 

3883Ruffin Road,San Diego, CA92123 

eliSPO Kaliomwtii@wildltte Ci ffQII 
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Response to Comment Letter L1 

San Dieguito River Park Joint Powers Authority (JPA) 
June 21, 2023 

L1-1 The comment is an introduction to comments that follow. 

L1-2 The comment provides background of development of 
the San Dieguito River Valley. Impacts to the Multi-
Habitat Planning Area (MHPA), including impacts 
associated with noise, human activity, and lighting are 
addressed in Section 5.4, Biological Resources, of the 
SEIR. As discussed in this section, the Assisted Living 
Facility would be required to comply with the LUAGs 
(see also CM-BIO-1 and CM-NOI-2 in SEIR Table 3-3, 
Summary of Assisted Living Facility Project Design 
Features and Compliance Measures, in Chapter 3, 
Project Description). The SEIR concluded that impacts to 
biological resources would be less than significant with 
mitigation.  

Analysis of the size and bulk of the Assisted Living 
Facility is included in Section 5.9, Visual Effects, of the 
SEIR. The SEIR concluded that visual resource impacts 
would be less than significant. As described in MR-1, 
Land Use and Zoning Consistency, through compliance 
with the AR-1-1 zone requirements, the building design 
and site plan of the Assisted Living Facility would be 
non-urban in character and would also be consistent in 
bulk and scale to surrounding development. Further, 
the Assisted Living Facility component would be smaller 
than the tallest point of the church component, which 

-~~ '-• .... ~""-
-0,11"'-'t 
a-.._-n..-~---.-
:::':':""'-
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Comment Letter L1 

S,an Diqu1lD RiVl!r P.:ark 

fmnl fuwrrs Authorit)' 
18Jn Sycamore Crttk Raad 
Esc1M1d1~ CA 92025 
{858) 67+.2270 ~x (EIS8) 674-2280 
ww ... '.Sdrp«g 

June 21 , 2023 

Email to DSDfAS1a Sand1cgo.gu, 

araOsbom 
City of San Diego Dcvclopmcnl Services Center 
1222 F1~tA.,.cnuc, MS .501 
San Diego. CA 92 tO I 

Subject: El Camlno Rt'I I A.J iJled Uvini: Fidlily/675732 

The San Dieguito Rivet Part. Jomt Pow~ Authority (JPA) is comprised of the cities 
of San Diego. Poway, Escondido, Solan.a BcllCh, Dd Mar, and lhc County of San 
Otego. TI1e JPA minion i 10 implement lhe San Diet;;uito River Part, including the 
Coost to Cl'ffl Trail, frorn the beach m Del Mar to ¼>lean Mountain in Juhan. 
Ch•era.lJ, the JPA's goal is to protect., enhance, and re5t.Orc ent1caJ habitat and pro\'ide 
rtereationaJ opportunities for hikmg, biking, and equestrian aetivitiei, and for 
science and education., within the Pnrk. In !hat conte:tl the JPA Citizens Advisory 
Comm1Ucc an<l the Board of Directors of the an l)1eguito Ri \·cr Park JPA reviewed 
the Subsequent Environmental Imp.Kl Statement (SB.IR) for the proposed El ammo 
Assisted L1vmg Paci hty. 

The JPA recognizes that i11s for 1ty of San Diego dcc1s1on makers, and ultimately 
for the an Diego City Council, not the JPA, 10 decide 1f this proJoct should be 
approved, modified, or dented. In order to m.ake lhal dccisioo the SEIR needs to 
inform the city as to key issues affecting the Pnrk. The JPA offers the following 
comments about dcfic1cnc1c in lhe EIR that fa ll short in providing the necessary 
infonnatioo ~garding proJcct 1rnp;ICIS to the Part and urgC1!i 1has '1lc11C be addressed 
and com:c1cd before a fina l decision on the project is made. 

Overall Comments 
The project site is within the Sau Oiegu.ito Ri.,.er Part Focused Planning Area (FPA) 
and adjacen1 to the San Dieguito Lagoon and ~foltiple Habitat Phiruun& Area 
(MHPA) and GOOLD.lo Canyon wildlife corridor. OonzaJes Canyon t.·onnect.s the Sau 
Dieguito Riw:~r VaJley to the Del M11r Mesa/Cnnnc.-1 Moun.lain and Los Penasqu1tm 
Canyon Preserve, as well &!I the Torrey Pincli ltttc Preserve. At pa •e ES-I the: SEIR 
acknowledges lhat 11pprox1matcly I 0% of the site i.s located in the 100-ycar 
floodplain and 28o/• is located in the MHPA. 

The project site 15 highly visible within 1he &m Oic-guito River Valley. Unfortunately, 
this entire mesa adJacent 10 the MHPA h:ls been permitted to develop in a piccc:me.il 
fiash1on over the put ten years wuh hnle regard for the surrounding resources and ilJ 
regional connectivity. The JrA submincd comment letters raising these ooocems for 

Ll-1 
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contains a 93-foot-tall dome. While surrounding 
development in the area lacks a consistent architectural 
theme, the Mediterranean aesthetic of the proposed 
project would include architectural features that would 
be compatible with surrounding structures (primarily 
multistory construction, light colored, stucco clad 
exteriors, red tiled roofs, and landscaped yards). 
Landscaping would be provided throughout the Assisted 
Living Facility but would focus heavily on landscaping 
along the southern and eastern boundaries adjacent to 
the Villas at Stallions Crossing development and MHPA. 
The open space and landscaped areas would comprise 
approximately 45.6% of the Assisted Living Facility site, 
consistent with the generally natural character of the 
site and the surrounding area. Additionally, as described 
in Section 5.9 Visual Effects and Neighborhood 
Character of the SEIR, the project site development 
would not be visually prominent or distinct in the broad 
San Dieguito River Valley landscape due to distance and 
intervening vegetation intermittently blocking views of 
the project site. Please also see MR-3, Indirect Impacts 
Relative to Multi-Habitat Planning Area (MHPA) Lands 
and Biological Resources. 

L1-3 Section 5.4, Biological Resources, of the SEIR addresses 
impacts to terrestrial and avian species, in accordance with 
what is required under CEQA and the City’s Biological 
Guidelines. Animals such as bobcats and coyotes are not 
identified as candidate, sensitive, or special-status species 
in the Multiple Species Conservation Program or other 
local or regional plans, policies, or regulations, or by the 
California Department of Fish and Wildlife or U.S. Fish and 

Ms. Osborn 
El Camino Rea.I Amsted Living SlliR/675732 
P,sel 

each of the previous projects, but eoch was approved wilh fbw design change&. Entire 
campuses with multiple butldings were permitted o.nd oow this project lhoehoru.s fl 
40-(oot tall l S0.unit de\'eloptnenl oo D 3.97-acre pill'Ctl completely out-of.character 
with lhe surrounding lll'ff.. The SEIR dwni~ the impacts of development on the 
adjacent wildlife corridor including noise, hwnan activity, lllld lights, und the 11.ize 
and bulk of the project, al thou~ clearly incompatible with the $UJTOOnding area. 

Specific Commc;nl.N 
• Al Tables ES•I and ES--3 the SEIR addrcssu biological impacts oflhc project 

but addresses only avian gpccics.1·here is no diaeu.~ion of impaclt to 
terrestttal animals Including mule deer, bobcats.. coyote.,;,, etc. or to the 
wildlife corridor. 

• At pagt ES-S I lhc SEJR addtt §es public !etnlc view ob~lrucdon conc luding 
that project intpacts a.re leg lhan significant a.nd no miti&,atlon ii nocded. The 
SEIR faib to addrcu the lignHican1 view impaw the project will have on the 
vicwllhed from, and of, the FPA and Park's cxtensh·c trail s)'!tems, from the 
adjoining restored and being f'C.'ltorcd wetJand.<., and the view imp&W lo the 
thous.ands of vi5iton w the Park. 

At page BS-SJ and in table 3.3 the SEIR adcfrcM light. glare, nnd nmb1cot 
no~ impacL111 concluding that project impacts wi ll be le:-c; dum significant and 
no mitigation is needed. But only comuruction related noise impacts to 
adjoining fal idcoccs an: considctcd and mitigation mc::Mw-a, arc propo5Cd 
only ror construction noise and avian species. The SElR should address 
imp&Cts to "'i ldbfc as lt 15 well known lhat light, glare, and noise can impede 
(he we of wildlife corridon, in1ernip1 nesting and foraging. and degrade othe r 
na1ural bcbavion. The dij(ussion sbouJd not be lim itOO co noise from 
coustruction but should include ongoing noise impact! from uutomobiles and 
other buuuu1 activities so tJmt app,opriate mitigation to wildli fe and tJ1e Parle 
can be included. Table 3.3 ot page J. J J acknowledges potential noise impacts 
to die MHPA but no specific mitigo.tion. only general concepts, arc propoicd 
other than as to avilln .specie!! and construction noise. At pa.1,>c 3-10 lighting 
impacts arc nddre~ but only lO lhc MJCPA. 

• At pate 9. 1 ct MXI· the SEIR itlcnlifics project alternatives: Off"litc 
Altcmativc Locations, Agricultural Usc Altemnti\•e, and Single-family 
Residc:nccA ltemative. But on ly lhrce alternatives•~ studied: Altcm.:itivc I -
No Project/No Build Alternative, A ltern:u.h·c 2 - Scnsiti-.·c 1csting Bird 
Construction lmpactA\'oidancc. Altcm.uivc 3 - Commiction Noise Impact 
Avoidnoce. What is missing is any meaningful di,cussioo of a reduced 

I Ll-2 
Cont. 
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Wildlife Service. Mule deer are considered sensitive but as 
discussed in the Biological Technical Report they were 
determined to have a low potential to occur within the 
project site boundary. According to the requirements of 
the City’s CEQA Significance Determination Thresholds 
(City of San Diego 2022) and the CEQA Guidelines, the 
impact analysis is not required to assess non-listed species 
or those without potential to occur at the project. The SEIR 
did evaluate all special status wildlife, however potential 
impacts were only identified for avian species Impacts to 
special-status wildlife species would be less than 
significant with the inclusion of MM-BIO-1 and MM-BIO-2. 
In particular, impacts to avian species have been 
addressed in Section 5.4.3.1 of the SEIR and were 
determined to be less than significant with incorporation 
of MM-BIO-2. Lastly, as discussed in Section 5.4.3.3 of the 
SEIR, impacts on wildlife movement and nursery sites 
would be less than significant.  

L1-4 Section 5.9, Visual Effects, of the SEIR addresses 
potential impacts to the existing quality of views. 
Because it is infeasible to assess project impacts from all 
available viewpoints in the surrounding area, a set of 
representative public viewpoints was selected to 
capture the range of views to the project site available 
to viewer groups in the area. The representative public 
viewpoints are depicted on Figure 5.9-1, Public Views 
Key Map, and include northbound Interstate 5, the 
Coast to Crest Trail, Via de la Valle, El Camino Real 
(northbound travel lane), and Overlook Park. The SEIR 
analyzed views from within the San Dieguito River Park 

Ms.Osborn 
El Camillo R~I ARaiRltd Living Sl!IR/675732 
PagcJ 

project size altcmal.l,,.e, al1em1ions. to the footprint or bulk. 1md height of the 
projei..1 or inclu~ion of buffer~ from the wildlife corridor or senl'J,i tivc an:es tQ 

rcdu~ impact!,; to wildlife and to tbe R.iver Pa.rtt. The rcduecd height 
.eltemath·c i~ briefly mentioned et Section 9 .. 5 but is quickly rejected as one 
of the altemaliVC8 elimim1tcd from dctailcd analysis. 

• The SEIR fa lls to adcquarcly consider the restoration of over 200 11crcs of San 
Dieguito Lagoon lidal wetland habitat inunt--diately to lhe \.',"C.!ll of lht:: project 
s11e and a-cri tical part of the wildlife ootridor and regional connecti\•ity. The 
dtafl EIR olso fai l, to d i!le:lL"li the p,otcnlial impacts that tho building l)l a';.$, 

rombinctl with olht.-r recL.'11 ll y oon.!Jtructed adj~ent buildings, would creotc: io 
limiting the movement of wildlife through thfa area . A huse public 
invcsbncnt ln land presc:rvation 11.nd h.nbitat restoration has bc<:n made in ihc 
adjaccntJagO()n ancl Gonzales Canyoo wildJifc eorridor over the past ten 
year,. Comrnwti ty eff'oru and organizations have improvod lhe MHPA 
wi ldlife corridor·, function by rcmoring native habitat and replacing a cuJven 
uod-or El Camino Real with a wildlife uncrossing to better accommodale 
wildlife movemenl from the coITidor to the res10red lagoon. 

• The C:llr'r'liile.1ive tmpaets of ad.ding this project in combination with lhc others 
approve.d. on lhis mesa is: not ~ufficiently ad<lre~ or miti i;atcd in the serR. 
The site ls not "underutilized" us purported in the SEU~. but merely 
tle ti:ibrn11l.cd park and open :ipm;:e and :w1100 ag.riculturo as appropdatc for its 
location. Allowing thi& project &reedy adjaocnt CO the M.HPA corridor 
oonnic"- with the trcmcndoilll progTC;';ls made in prc.scrvatioo and habirat 
protection to implement tbc vision of the San Dicguito River Park. 1bis 
project combined with the OOjacent buildings will harm lhe funci lon and 
values of the corridor witb its edge effects. The proposed 1>rojec1 's required 
narrow scfback is insufficient to micigatc impacts to the corridor's funuioa 
and importance ro nccdcd wildlife linkages.. 

~ 
It is recommended tlmt the SHU{ be upd!lted and recirculated if required to addNss 
these deficicnc-ics and that if the proje(:t ls to proceed that impacts to wildlife and the 
San Dicguito River Park: be fully mitigated. Thank you for this opponwiity to 
comment oa the SElR and please let the undersigned know if any additional 
infoffllBltion from tho JPA would be helpful. 

For your reoord, tile JPA board considered the SEIR and a dmn comnient Jeuer 
recommended by the. JPA's Citizeo Advisory Committee at the JPA's Board mecling 

I Ll-6 
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trails through the establishment of a Key View Point on 
the Coast to Crest Trail, (Key View Point 2; see Figure 
5.9-1). The San Dieguito River Park is also visible from 
public viewpoints such as from Via de la Valle (View 3) 
and Overlook Park (View 6). While additional public 
viewpoints from trails within the San Dieguito River Park 
were not selected for detailed analysis, public 
viewpoints established on El Camino Real (specifically, 
Key View Point 5), are generally representative of the 
view to the Project site available to river park trail users 
on the Dust Devil Nature Trail (intermittently closed 
since the start of Phase II of the San Dieguito Wetlands 
Restoration Project in January 2022).  

Pursuant to the City of San Diego CEQA Significance 
Determination Thresholds, the section concluded that 
impacts would be less than significant because the 
project would not substantially obstruct any designated 
public corridors and would not substantially block an 
identified scenic resource from view of the public. In 
addition, the project complies with the applicable height 
and bulk requirements of the San Diego Municipal Code 
(SDMC) and would have no impact related to view 
blockage due to height or bulk regulation exceedances. 

L1-5 The comment addresses concerns over light, glare, and 
noise impacts. Section 5.10, Noise, of the SEIR addresses 
operational ambient noise increase impacts such as 
roadway traffic noise, traffic noise exposure to future 
project occupants, and stationary noise. The additional 

M.s. Osborn 
El Camino Real Assi.!itcd Livil\8 SEIR/675732 
Pasc4 

of June 16, 2023 and .,.oted una1timously 10 appoint Boo.rd member Wordeu and 
Boord a lternate Ka%11ler to revise the letter to reflect the Board 's discussion. Board 
Chair La Cava 1md Quintin Grounds Board alternate for f\fo.mi Von Wilpcrt. both 
representing the City of San Diego on the JPA Board, abs111ine<l from \OOling in 
confonmmcc with JPA policy. Accordin •ly, the Jl'.'A Exccuti"e Director was asked b)' 
the Boar o !iign this leller rather th.an Chair La Cava. 

·a~ 
Elliccutivc Dircc-1or 

Passed June 16, 2023 IJ.o,.1rd Meeting: 

AYES: 6(KHOURY, PEPIN, WORDEN, GARCIA, G KAZMERALTE ATE 
FOR A 'DERSON, MACDONALD) 
NOES: 0 
ABSTAIN: l (LACAVA, Q GROUNDS ALTERNATE FOR VON WILPERl) 
ABSENT: I (LAWSON-REMER) 

I Ll-9 
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traffic from the Assisted Living Facility would result in a 
community noise equivalent level increase less than the 
City’s traffic generated noise threshold, defined as a 
direct project-related permanent ambient increase of 3 
decibel or greater, and therefore the Assisted Living 
Facility would result in a less-than-significant traffic 
noise impact. Interior noise levels from traffic noise 
exposure are expected to be 27 A-weighted decibels, 
which is below the City’s threshold of 45 decibels 
community noise equivalent level within habitable 
rooms; impacts would be less than significant. Finally, 
noise generated by stationary operational equipment 
would not exceed City established noise limits (SDMC 
Article 9.5: Noise Abatement and Control, Division 4: 
Limits), and therefore impacts would be less than 
significant. These impacts were found to be less than 
significant and therefore no mitigation is required. 

Section 5.4, Biological Resources, of the SEIR addresses 
impacts on wildlife. The Assisted Living Facility would be 
required to comply with the City’s MHPA LUAGs, which 
includes measures relating to drainage, toxics/project 
staging areas/equipment, lighting, noise, barriers, 
invasives, brush management, grading/land 
development, and area specific management directives 
during construction and operation. These measures 
would be adhered to because they are required by the 
SDMC. As concluded in the SEIR, impacts would be less 
than significant.  

CM-NOI-1 also includes construction restrictions and 
measures related to noise that would avoid indirect 
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impacts to nesting birds. Operational noise impacts 
were addressed in Section 5.10 of the SEIR and 
determined to be less than significant; therefore, no 
mitigation was required. Due to the presence of coastal 
California gnatcatcher in the coastal sage scrub habitat 
located to the southeast of the project site within the 
MHPA, the project must ensure noise levels do not 
exceed 60 A-weighted decibels hourly average during 
the coastal California gnatcatcher breeding season 
within this MHPA area occupied by gnatcatcher. Table 
5.10-8 of the SEIR includes the results of traffic noise 
modeling for the project, which shows an overall 
decrease in traffic noise at ST2 (located within the MHPA 
on site) resulting from project implementation. 
Consistent with the conclusions made in the SEIR, the 
project would result in less than significant impacts 
related to operational noise. Additionally, MM-NOI-1, 
MM-BIO-1, and MM-BIO-2 would reduce the temporary 
construction-related noise impacts to less than 
significant. Please also see MR-3, Indirect Impacts 
Relative to Multi-Habitat Planning Area (MHPA) Lands 
and Biological Resources.  

Section 5.9, Visual Effects, of the SEIR addresses the 
lighting and glare impacts resulting from the Assisted 
Living Facility. Similar to the adjacent church sites, 
outdoor lighting at Assisted Living Facility would include 
parking lot lighting, lighting for security and general 
illumination of outdoor spaces, and site lighting at 
primary entryways. All outdoor lighting elements 
installed on the Assisted Living Facility would comply 
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with the City’s Outdoor Lighting Regulations as 
established in SDMC Section 142.0740 that requires 
installation of outdoor lighting fixtures that minimize 
negative impacts from light pollution (including light 
trespass and glare). Moreover, the City’s Outdoor 
Lighting Regulations require the permittee to comply 
with the lighting regulations in the California Energy 
Code, California Code of Regulations, Title 24, Part 6; 
Green Building Regulations (Chapter 14, Article 10); and 
Electrical Regulations (Chapter 14, Article 6). See SDMC 
Section 142.0740(a)(3).  

The light reflectivity of the glass materials selected for 
the Assisted Living Facility is also required to comply 
with the City’s glare regulations, which prohibit more 
than 50% of the building exterior from using reflective 
material from that exceeds a reflectivity factor greater 
than 30%. See SDMC Section 142.0730.  

As described in the SEIR, the architecture of the assisted 
living facility would be Mediterranean in style, with the 
majority of the building façade consisting of light-
colored stucco and dark wood details. Incorporation of 
windows in the façades of the proposed structure is a 
typical development and design approach and building 
exteriors will not feature a 50% or greater total surface 
area that would be dedicated to windows. While 
windows on the exterior façades of a primarily stucco 
residential structure are not anticipated to result in 
substantial glare to viewers, including nearby motorists 
and trail-based and open space recreationalists or to 
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adjacent habitat areas, the potential for the project to 
produce visible glare is considered below.  

Reflective surfaces on the project site would not 
contribute to traffic hazards. The nearest roadway, El 
Camino Real, is located approximately 180 feet west of 
the project site (and roughly parallels the project site for 
approximately 290 feet). Within the approximately 180-
foot-wide setback area, the project site is buffered from 
El Camino Real by a surface parking lot for the adjacent 
church and a near continuous row of mature pine trees 
planted in a landscape strip that parallels El Camino 
Real. Smaller ornamental trees are also scattered 
throughout the surface parking lot and, along with the 
referenced pine trees, help to screen the project site 
from view of passing motorists on El Camino Real. 
Based on the relatively short length of frontage of the 
project site to El Camino Real, extensive landscaping, 
intermittent nature of views to the project, peripheral 
views of motorists to the project, and reflective 
materials on the project site, the project would not 
contribute to a potential traffic hazard from glare on El 
Camino Real or other nearby roadways.  

Vegetation communities and land covers on the project 
site and the surrounding area are mapped and 
presented on Figure 5.4-1, Existing Biological Resources, 
of the SEIR. As shown on the figure, vegetation 
communities and land covers adjacent to the northeast, 
east, and southeast of the project site include disturbed 
habitat, non-native woodland, non-native grassland, 
eucalyptus, and Diegan coastal sage scrub. Riparian 
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habitat including southern willow scrub, mulefat scrub, 
and marsh lands occur within the biological study area, 
but none of these communities are immediately 
adjacent to the project site and each mapped riparian 
area is visually buffered from the project site by mature 
eucalyptus and other trees (see Figure 5.4-1). Based on 
the presence of intervening trees, clear lines of sight to 
the project site (located approximately 35 feet higher in 
elevation than the mapped riparian areas to the east in 
Gonzalez Canyon) are limited or unavailable from 
nearby riparian areas.  

As shown on Figure 5.4-1, the proposed Assisted Living 
Facility building (approximately 40 feet tall) would be 
mostly set back from the canyon edge, although a 
relatively narrow eastern wing would extend out from 
the primary structure. While the east- and north-façades 
of the Assisted Living Facility building would incorporate 
limited glass windows in the design, the project also 
includes implementation of a landscape plan that 
consists of (among other targeted plantings) the 
installation of 24-inch and 36-inch box trees along the 
eastern site perimeter. See Figure 3-4b, Landscape Plan. 
Combined with the presence of existing mature 
eucalyptus, palm, and other trees along the nearby 
slope and Gonzalez Canyon bottom, as well as the 
limited exposure of off-site areas (including riparian 
areas on the nearby canyon bottom) to the east, views 
of the Assisted Living Facility would not diminish off-site 
or riparian habitat quality due to substantial glare.  
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Public open space near the project site includes the San 
Dieguito River Park and Gonzalez Canyon Open Space 
Park. The San Dieguito River Park is generally located to 
the north, northwest, and west of the project site (and El 
Camino Real) although public access is limited to trails to 
the north of the San Dieguito River and west of El Camino 
Real. Specifically, the Dust Devil Nature Trail (open to 
pedestrians only) is located to the west of El Camino Real, 
and its formal parking lot/staging area, with access off 
northbound El Camino Real, is situated approximately 250 
feet to the west of the project site. The Gonzalez Canyon 
Open Space Park encompasses a portion of the canyon 
lands located to the east of the project site, although 
public access and use is generally limited to a short out-
and-back trail originating at service roads off Old El 
Camino Real and near existing blufftop homes (no formal 
parking or staging areas are provided).  

Exterior building materials used on the Assisted Living 
Facility building would have limited potential to result in 
reduced enjoyment of public open space. From most 
public trail viewing locations in the San Dieguito River 
Park, the Assisted Living Facility would be viewed as a 
distant feature situated adjacent to existing visible 
development of generally comparable mass and scale. 
Moreover, the existing pine trees and proposed 24-inch 
box trees along the west perimeter of the project site 
would help screen the 40-foot-tall Assisted Living Facility 
building from open space recreationists in the San 
Dieguito River Park. By l locating the Assisted Living 
Facility in an area of the landscape where existing 
development occurs and through partial screening of 
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the Project by existing development an vegetation/trees, 
construction of the project would not result in reduced 
enjoyment of open space park opportunities in the San 
Dieguito River Park.  

Concerning effects to views from the Gonzalez Canyon 
Open Space Park, use of park trails nearest to the 
project is limited based on the lack of formal parking 
and staging facilities and, while the project site is visible 
from segments of the out-and-back trail, views along the 
route are routinely blocked by mature eucalyptus trees. 
Further, the 40-foot tall Assisted Living Facility would be 
partially blocked from view of trail users by existing 
mature eucalyptus trees and by 24-inch and 36-inch box 
trees to be planted along the eastern perimeter of the 
project site. Therefore, based the lack of established 
trail facilities (e.g., parking/staging areas), limited 
exposure of clear views to the project site, and through 
implementation of the project landscape plan that 
would partially screen the proposed facility from view of 
trail users, the project would not result in reduced 
enjoyment of open space park opportunities in nearby 
areas of the Gonzalez Canyon Open Space Park. 

As concluded in Section 5.9 of the SEIR, impacts to 
adjacent neighborhoods related to lighting and glare 
generated by the Assisted Living Facility would be less 
than significant.  

L1-6 As stated in Section 15126.6 of the CEQA guidelines, an 
EIR need not consider every conceivable alternative to a 
project. The range of alternatives evaluated in an EIR is 
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governed by the “rule of reason” that requires the EIR 
set forth only those alternatives necessary to permit a 
reasoned choice and that reduce or eliminate impacts. 
Moreover, the reasonable range of alternatives need 
only include feasible alternatives that meet most of the 
project objectives and that substantially avoid or lessen 
the proposed project’s significant environmental effects. 
Alternatives addressed in the Draft SEIR include the No 
Project/No Build Alternative, the Sensitive Nesting Bird 
Construction Noise Impact Alternative, and the 
Construction Noise Impact Alternative.  

In developing the alternatives addressed in this SEIR, the 
potential alternatives were evaluated in terms of their 
feasibility and ability to meet the basic objectives of the 
project, while reducing or avoiding the environmental 
impacts of the project identified in Chapter 5, 
Environmental Analysis, of the SEIR. To further clarify 
and support the analysis of Chapter 9 of the SEIR, an 
Economic Alternatives Analysis was prepared to analyze 
the economic feasibility of the proposed alternatives. 
The Economic Alternatives Analysis is included as 
Attachment 1 of these responses to comments. As 
concluded in the analysis, any alternative that would 
result in fewer units than what is proposed, such as a 
reduces height alternative or increased buffers, was 
considered financially infeasible. Therefore, the 
Reduced Height Alternative was rejected from further 
analysis as it is not economically feasible. Additionally, it 
would not reduce environmental impacts as the 
proposed Assisted Living Facility would not result in a 
significant impact under CEQA associated with height, 
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through compliance with code (see Section 9.5.4 of the 
SEIR for details). No further analysis is required.  

L1-7 As stated in Section 5.4, Biological Resources, of the 
SEIR, although the eastern portion of the Assisted Living 
Facility site is located within the MHPA, this area would 
remain undisturbed and would be preserved in 
perpetuity under a Covenant of Easement. The proposed 
development portion of the Assisted Living Facility does 
not support native habitat. Wildlife corridor and habitat 
linkage functions between San Dieguito River/Lagoon and 
Gonzalez Canyon are limited to lands supporting native 
habitat, primarily within the MHPA and outside the limits 
of the proposed project. Additionally, the project site has 
not been identified in Figure 2-2 of the Multiple Species 
Conservation Program Final Plan as a biological linkage. 
As discussed in Section 5.4 of the SEIR, the project 
complies with MHPA LUAGs, which ensures the project’s 
indirect impacts on the adjacent native habitat function 
would be less than significant, including its functions as a 
wildlife corridor (see CM-BIO-1 in Table 3-3 of the SEIR). 
Please also see Response to Comment O2-58 for 
information regarding the San Dieguito Lagoon 
Restoration Project and MR-3, Indirect Impacts Relative 
to Multi-Habitat Planning Area (MHPA) Lands and 
Biological Resources.  

L1-8 Chapter 6 of the SEIR outlines the Assisted Living Facility’s 
cumulative impacts. Please refer to Response to Comment 
O2-58, regarding the San Dieguito Lagoon Restoration 
Project Phase. Regarding wildlife movement and impacts 
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to the MHPA, please also see Response to Comment L1-7, 
above.  

L1-9 This comment requests a reevaluation of the project’s 
environmental impacts. As detailed throughout this 
Responses to Comments document, the SEIR 
adequately analyzed the proposed project’s impacts as 
required under CEQA. Furthermore, as a result of these 
responses to comments, “substantial revisions” 
requiring recirculation of the SEIR, as set forth in CEQA 
Guidelines Section 15088.5, were not required. 
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Response to Comment Letter O1 

San Diego County Archaeological Society Inc.  
May 13, 2023 

O1-1 The comment is an introduction to comments that follow. 

O1-2 Section 7.1 of the Cultural Resources Inventory and 
Evaluation Report has been revised based on the 
commenter’s suggestion, for clarification purposes (see 
Final SEIR Appendix F). Such revisions are not “substantial,” 
and pursuant to CEQA Guidelines Section 15088.5, would 
not require recirculation of the document. 

O1-3 Comment noted.  

O1-4 The comment indicates an incomplete sentence in 
Appendix F, Section 4.2.1, second paragraph. Section 
4.2.1 has been revised per the commenter’s 
suggestion. A few additional editorial edits have also 
been made to Section 4.1 (see Final SEIR Appendix F); 
they are not “substantial,” and pursuant to CEQA 
Guidelines Section 15088.5, none would require 
recirculation of the document. 

O1-5 Comment noted. 
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Response to Comment Letter O2 

Carstens, Black & Minteer LLP  
June 23, 2023 

O2-1 The comment provides an introduction and expresses 
general concerns to be described in more detail in 
comments to follow. Please see Response to Comments 
(RTCs) O2-2 through O2-84, below.  

O2-2 Section 5.4 of the SEIR describes the project’s impacts 
on biological resources. As stated in Section 5.4, 
although the eastern portion of the Assisted Living 
Facility site is located within the Multi-Habitat Planning 
Area (MHPA), this area would remain undisturbed and 
would be preserved in perpetuity under a Covenant of 
Easement. As discussed in Section 5.4 of the SEIR, the 
project complies with MHPA LUAGs and would 
implement MM-BIO-1 and MM-BIO-2, which ensure the 
minimization of indirect impacts from the project on the 
adjacent native habitat function, including its functions 
as a wildlife corridor (see CM-BIO-1 in Table 3-3 of the 
SEIR). As concluded in Section 5.4 of the SEIR, impacts to 
biological resources would be less than significant with 
the inclusion of MM-BIO-1, MM-BIO-2, and CM-BIO-1 
through CM-BIO-6. Please also see MR-1, Land Use 
Zoning Consistency, and MR-3, Indirect Impacts Relative 
to Multi-Habitat Planning Area (MHPA) Lands and 
Biological Resources. 

The comment correctly states that the project site is 
located in proximity to trails, within the Coastal Zone, 

Comment Letter 02 

MIUnOffi«.Phonf': 
310-798-2400 
Dir«l:Dial: 
3l0-i9B-24-00E,u.7 

CBM 
Carstens, Black & Minteer LLP 

2200 Pacific C-Oast Highway, Suite 318 
Hermosa Beach, CA 90254 

www .cbcearthla w .corn 

June 23, 2023 

(~JA. EMAIL TO DSDEAS@Sandkgo.gov) 

Sam Os.born 
City of San Diego Development Senrices.Center 
1222 Fint Avenue, MS 501 
San Diego , CA 92101 
DSDEAS@S.andiego.gov 

5unjmui5up4'1air 
:&twlAd~~: 
'SSS @,-:b .. &mhl~w . .:,mi 

RE: Comments. on El Camino Re.al As.tis.ted living Facility (No. 67S73 2.) 
Subs.-equent Environmental Impact Report 

Dear Ms.. Os.born , 

On behalf of the San Dieguito RiverCormmmity Alliam:e ("SDRCA"), we s.ubmit 

the following comments. on the Sub~quent Environmental Impact Report ("SElR.") for 

the propo~d El Camino Re.al As.cis.ted living Facility Profect ('Prefect"). SDRCA is .a 
ooalition ofretidena and s.takeholden in the Slin Dieguito River Valley that Me 

oonceme:d with protecting the natunil rewurces. .andretidentsin the San Di.eguito Riv.er 

Valley from-environmental harms. 

SDCR.A. suppotu t£es and development ofl.and that are oom.fot.ent with the 

governing land use policie s meant to protect the 5-Iin Dieguito River Valley, including 

Proposition A. How.ever , SDRCA is Mrongly oppo~ to the Prcj.ect because of the 

Proj.ect 'sinadequat.e .environm-ental review, the impacts that the Prcj.ect will have onth.e 

rurrounding .environrn..ent and cotllflJ.unity (including its-dangerous traffic and fire 

impacts). cone.ems regarding privacy of the acj.ac.em residential cotllflJ.unity, and the 

Proj.ect ' sinoomp.atibility in this sensitive location that is protected fromi:nt-ens.e urban 

c'-eveloprn.ent by the requir.em.emsofvot.er--approv.edProposition A SDRCA respectfully 

t.equ.ests that the City r.e<::irculat.e the SEm. to address the fosuesidentifi.ed below. 

02-1 
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and within the 100-year floodplain. The comment does 
not address the adequacy or accuracy of the Draft SEIR, 
and no further response is required. 

O2-3 See MR-1, Land Use and Zoning Consistency. 
Proposition A does not prohibit development of the 
nursing facility on the subject site. The proposed 
nursing facility would not adversely affect the objectives 
of Proposition A. The development would be processed 
in accordance with the requirements for Conditional 
Uses as outlined in the Implementation Section of the 
North City Future Urbanizing Area Framework Plan. The 
site is intended for development and would not 
adversely affect agricultural land in Subarea II and 
would not impact natural resources located in the 
environmental tier. Because it is consistent with the 
intended use of the land identified and the conditional 
use permit regulations, it would remain neutral as 
compared to the regulations existing upon the passage 
of Proposition A which permitted Nursing Facilities with 
a Conditional Use Permit (CUP) in the A-1 zone. 
Moreover, SDMC Section 131.0466 provides that 
deviations from development regulations may be 
approved for development that will be used by a 
disabled person where the waiver (accommodation) 
request meets the required findings including that the 
request is necessary to make specific housing available 
to a disabled person. This includes a waiver to the 
Supplemental Regulation prohibiting Hospitals, 

M !I-. Sar.a O!1-bom 
June 23. 2023 
Page 2 

I. The Project h Locat ed in a Highly Sensitive Area. 

The Prcject site i!I- extraordinary land. The Proj-ect cite fo ituatedin the San 

Dieguito River Valley , in an area den!l-e with natural rewurce!I-. The cite inch.1de !I- andi !l

!1-unounded by land decignated within the Multi .Habitat Planning Area, e!l-tabli!l-hed by the 

countywide Multiple Specie!I-Con!l-etvation Plan which !1-et !l- acide a re!l-etve to protect the 

County' !l-preciou!I- biological rewurce!I-. The cite foalw designated a!l-land !1-ul::ject to 

PropocitionA, a voter...approvedinitiative meant topre !l-etve !1-encitive area!I- -from 

development . The cite i !l- within the Coa!l-1.al Zone, and 10% of the cite within the 100. 

year floodplain (SEm.. p. 5.1-105). Juri,dictional wetland, ar< 100 feet away. (SEm.. p. 
) . 1.67.) San DieguitoRiver Park tr.aih are alw near the Prcject cite , allowing 

1ecreational U!l-e!I- near the cite. 

D. The Project VioJates the Sm Diego MunicipaJ Code andhopoUtion A. 

A. The Project Is Not of a Type Authorized For Construction in the 

Agricultural A-1 Zone. 

The City doe!I- not it!l-elfhave the power torecla!l-cify Propocition A land!I- to a 

category allowing more inten!l-e development , called.a "pha!l-e !1-hift;" only the electorate 

ha !I- that power under the expre!l-!1- term s of Proposition A. Propocition Al.ands. are 

cla !l-cifieda !I- A.1 -allowing agricultural u !l-es or residential U!l-e at a density of one 

residential unit per ten acre!l-ofland-unle !l- !1- the land undergoe s a pha!l-e !1-hift to zoning 

that allow !!. more inten!l-e development. Such a pha !l-e !1-hift require !!. a vote of the 

electorate.1 De !l-pite thi !I-, the City attempt s to carve out an exception for the Prcject , on 

speciou!l-ground!I- that !1-uch an exception i!I- nece!l-sary as a " reawmble acco:ramodation" 

for di!l-llbled pen.om. The SEJR.. f.aih to justify thi!l- conclucion. 

l Apparently . " (a] deviation to the regulation prohibiting Nursing Facilitie!l-in Proposition 
A land!l-wu approved in accordance with SDMC Section 131 .0466 via Proce!l-s 1 
review." (SElR.., p. ES.2 , !1-ee, alw , p . ) . 1.13 .) However, thi !I- "deviation" i !I- nor reflected 
in the San Diego Municipal Code , whichcontinue!I- to !I.how Ho spital!I-, Imermediate Care 
Facilities, andNurcing Facilitie s .as not among the recidential U!l-es allowedin area s zoned 
Re!ideruial and Agricultural that are al,.o Propo!itionA land,. (SDMC § 13 l.0340(a)(4)). 

02-2 

02-3 

Page 2 of 79 in Comment Letter 02 
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Intermediate Care Facilities, and Nursing Facilities that 
house disabled residents in the Future Urbanizing Area.  

O2-4 See MR-1, Land Use and Zoning Consistency, regarding 
the project’s location within Proposition A lands, 
consistency with the site’s AR-1-1 zoning, and issuance of 
the CUP. The Assisted Living Facility has been designed to 
be non-urban in character and scale and is consistent 
with the applicable North City Future Urbanizing Area 
(NCFUA) Framework Plan policies (refer to Table 5.1-2 of 
the SEIR). Although the NCFUA Framework Plan does not 
define non-urban in character and scale, the Assisted 
Living Facility’s non-urban characteristics are addressed 
through its massing, scale, setbacks, landscaping, and lot 
coverage. The project would be consistent in bulk and 
scale with surrounding development. The project design 
would be compatible with design displayed by 
development in the surrounding area, including the 
broad San Dieguito River Valley landscape. The Assisted 
Living Facility includes the use of stucco walls, wood 
trellis, limestone, and terracotta tile roofs, which would 
relate to the surrounding rural character of the area (see 
SEIR Section 5.9.3 for additional discussion). The Assisted 
Living Facility would not exceed 40 feet in height and 
would be consistent with the applicable AR-1-1 
development regulations of the San Diego Municipal 
Code (SDMC), given the increased setback of 20 feet. The 
open space and landscaped areas would comprise 
approximately 45.6% of the Assisted Living Facility site, 
consistent with the generally natural character of the site 

M !I-. Sar.a O!1-bom 
June 23, 2023 
Page 3 

B. The Project Site h Protected by Proposition A, a Voter-E.1u.cted 

Initiative . 

The SElR. u!l-umenhat the Cityha!I- the authority to canre otn an exception to 

make what it purport!l-are " reasonable accornmodation!I-" for di!l-llbled pers.on!I-. It doe:!1- not 

have that authority in thi !l-ca!l-e, becau!l-e the f$/ec.torate mandated the re!l-tricted!l-tatu!l-of 

the cite, through pa,,age of Propocition A. (SEIR, p. 2-1.) The SEIR de,cribe, the 

explicit puq>o!l-e of Proposition A, andofthe North City Future Urbanization Area 

Framework Plan adopted by the City to cany out Proposition A , a!I- " to prevent premature 

urbanization until it ha!I- been determined that it will accommodate the City's: grov.nh." 

Yet, urbanization i!I- pr-eci!!.ely what the propo!l-ed CUP would.allow. The SElR. it!l-elf 

admit!I-: 

"The predominant irreversible environ:rn.ental change that would occur a!I- a 
res:ul.t ofprcject implementation would be the plannedcommitmentc.f land 
resources ro urban/d({'Vefopeduses. The prefect would irrevertibly alter the 
previous:ly graded vacant site to an a!l-s:i!l-tedliving facility for the 
fore!l-eeable ti.nure. This: woul.dcon!l-tittne a pem:ranent change. Once 
con!l-truction occurs:, rever!l-lll of the land to it!!. original condition i!l-highly 
unlikely. Otherpem:ranent change!!. would include more traffic , and an 
iocrea !1-ed hum.an pre !1-eoce in the area ." 

(SEIR, p . 8-2, eropha ,i ,added.) The SEIR adroit, that Prcject approval would 

irrevocably convert the Prcject site to urban U!l-e!I-. Such urbanization of the NCFUA land 

withotn a vote of the City'!I- electorate i!I- exactly what Propotition A wa s: pas:!1-ed to avoid. 

Tu text ofPropos:ition A !1-pecifically provide!!.: 

Section 1. ''No property !I.hall be changed from the "ti.nure urbanizing" land U!l-e 

designation in the Progre!l-!1- Guide and General Plan to any other land U!l-e 

designation and the provision!!. res:tricting development in the ti.nure urbanizing 

area fflaJJ not be amended e:1cept by majority vote of the people voting on the 

change or amendment at a City wide el-ection thereon. 1' 

Section 2. Definition !I- For the purpo!l-e s: of thi!I- initiative mea !I.life , the fol lo'Ning 

phra!l-e!I- !I.hall have the following meanings:: 
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and the surrounding area. Coverage of the project site 
with structures would be limited to approximately 10%. 

The commenter emphasized a sentence in Section 8.2 of 
the Draft SEIR about urban uses. The following revision 
has been added to the Final SEIR under Section 8.2: “The 
predominant irreversible environmental change that 
would occur as a result of project implementation would 
be the planned commitment of land resources to 
urban/developed uses.” 

This sentence has been revised in the Final SEIR to be 
consistent with the rest of the Final SEIR. Additionally, 
the City is not changing the site’s designation as “future 
urbanizing” and therefore requires no phase shift 
subject to a vote of the electorate. The City is permitting 
non-urban development consistent with Proposition A; 
the AR-1-1 zone, which allows Hospitals, Intermediate 
Care Facilities, and Nursing Facilities with a CUP; and 
federal and state fair housing laws as implemented 
through SDMC Section 131.0466 ("Deviations from 
Development Regulations for Reasonable 
Accommodations”). The project is also consistent with 
City Council Policy 600-29, “Maintenance of Future 
Urbanizing Area as an Urban Reserve” because it is 
consistent with the development alternatives adopted 
by the City Council to implement Proposition A. 

O2-5 The comment accurately restates language found in 
Section 5.1.1 of the SEIR. As stated in SEIR Section 5.1.2, 
the commenter is correct that assisted living facilities 
are not permitted in agricultural zones on Proposition A 

Ms. Sar.a Osborn 
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(b) 1'Change in De Mgnation'' or ''changed -from 'Future Urbanizing'1' [Mc]Mlall 

mean the removal of any area ofJand from the future urbanizing decignation." 

!Jiallot , MUtllcipal Election Tueuiay, November S, 1985, s1.JtUnU1ryofPropoMtion A,at 

www.s.andiego.gov/Mtes/de1ault/files/legacy/city-

clerk/electiom.lci ty/pdv'pamphlet 6 5 09 21 .pdf, empha ci s added) 

lbe Prcj ect propo M! s to remove the a sti $led Ii ving tacili ty' $ M te from the future 

urbanizing decignation to whichPropocition A a$cignedit , and to do w without a vote of 

the people. lbe City ha $ no authority to do w , and the issuance of a CUP that purports to 
do wi$therefore unauthorized. The SEJR.al.w i$defective a$aninformative document 

due to its tailure to make this dear. lbe Prcject Mte was deMgnated for Future Urbanizing 

by Propocition A , andi sdecignated Agricultural.-Recidential 0owdencity)in the City'$ 

General Pl.an. lbe Future Urbanizing de cignation wa $ approved by the voters when 

Propotition A was pa$$ed, cannot be changed abM!nt a majority vote of the electorate. 

Further, before the redecignation could be done , the City would need to adopt a $pecific 

pan for Suba«a TI, ,omethingthat it ha, oot yet done (SEIR, pp. S .14, S.1-9), and that 

would have to go through numerous City procedures. 

thutly: 

lbe SEJR. s1.JtUnU1rizes the contradictory nature of the City's treatment of this land 

2-0ning for the prcject site i, Agricultural-Residential (AR-1-1). AR -1-1 

reguIBtionsallowprivate stable$, commercial riding, training or boarding 

hor$e $table$, and most agricultural UM!$. lbe J\R.-11 [Mc] regulation$aho 

al.low $eVeral other U$eS, stK:h as ho$pitah, Intermediate Care Facilities & 

Nurcing Facilities, andchurche$, with an Unco<lifiedCon<litional U$e 

Pennit (CUP) Ordinance. However , Ho$pitah, Intermediate Care Facilities 

& Nurting Facilities are notpenuittedwithin PropoMtion A Lan& per the 

Separately Regulated U,e Regulation , of the Municipal Code. 

(SEJR., pp. S.1-3 to S .1-4, emphati$ added.) In a M)ft of environmental double-speak, the 

SEJR. states that U$eS stK:h a $ the propo$ed Prcject both are and are not pennitted on the 

cite in question. Both cannot be correct. 
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lands pursuant to Supplemental Regulations in SDMC 
Section 141.0413(a) However, staff determined that the 
proposed project qualifies for reasonable 
accommodations pursuant to SDMC Section 131.0466 to 
allow a waiver (accommodation) to the Supplemental 
Regulation prohibiting Nursing Facilities in Proposition A 
lands in accordance with SDMC Section 131.0466 via 
Process 1 review. SDMC 31.0466 states: “The federal Fair 
Housing Amendments Act [42 USC 3601–3619] and the 
California Fair Housing and Employment Act [Govt Code 
12900–12996] require that jurisdictions make 
reasonable accommodations to afford disabled persons 
an equal opportunity to use and enjoy a dwelling.” The 
adoption of an Uncodified Ordinance waiving the 
Supplemental Use Regulation of SDMC Section 
141.0413(a) would allow for development of the 
Assisted Living Facility with a CUP and would be 
consistent with the federal, state, and local statutory 
requirements to reasonably accommodate hospitals, 
intermediate care facilities, and nursing facilities within 
Proposition A lands. See also MR-1, Land Use and 
Zoning Consistency, and RTC O2-4. 

O2-6 See MR-1, Land Use and Zoning Consistency, regarding 
the project’s location within Proposition A lands, 
consistency with the site’s AR-1-1 zoning, and 
consistency with Proposition A and the A-1 zoning 
memorialized through Council Policy 600-29. The 
comment does not raise an issue related to the 

Ms. Sar.a Osborn 
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Page 5 

C. The SEIB. Fails to Justify m Uncodified Conditiona] U,e Permit. 

Ther-e is.an -explicit prohibition on nurcing facilities .anddem.iti-esgr-e.at-er th.an one 

1-eciclenti.al UnLt pert-en acres (i.-e., group living facilities .ar-e b.anned)in Propocition A 

lands. Nonetheless, th-e SElR.canducles that the Prcj-ect, .although not of.a type 

.authorized for construction in Propocition A land zoned A -1. may be .approved through 

the City's .adoption of an uncodifi-edCUP ordinance that wouldb-e used to gr.ant a 

oonditional use pennit to the .ascist-edliving facility, an grounds that federal .andst.at-e 

"policy" favors-ensuring that di11-.abl-ed p-enons hav-e -equal access to a dwelling pl.ace. 

(SEJR, pp.ES-2, 5.1-13 .) 

laws banning di scrimination on the b.acis of di11-.ability .ar-e a nec-es11-.ary shield 

against th-e -deprivation of di11-.abl-ed persons to access to group living cituations an th-e 

b.acisoftheir dis.abilities. (Cf. , Broadmoor San Clemente Homeowners Assn. v. Nelson 

(1994) 2) C.al.App.41b 1, 320-21 [r-estrictiv-e coven.ants against -elderly group houcing 

!truck down as prohibit-eddisc:rimin.ation .against dis.abl-edp-erwm] .) SDRCA is highly 

supportive of-equal access to housing, .and.agr-e-es that th-ego.al of r-em-eclying housing 

ci: sc:rimin.atian for dis.a bl-ed p-eopl-e is laud.able and import.ant. How-ev-er. th-e SElR. is a 

document of.account.ability, and it does not-explain why constructing the Prcj-ect an this 

highly protected sit-e in contravention of Proposition A and the San Di-ego MUnLcipal 

Code i s nec-ess.ary to-effect equal access for di11-.abl-ed persons. Thu s, the SElR.'s 

explanation .appears to present a post hoc rationalization to circumvent the zoning 

r-equir-em-ents rather th.an a genuine -effort to .address housing inequalities for dis.abl-ed 

perwm. Th sconclucion constitutes.a st.ark change of the SElR. fr-om the unbiased, 

"information.al document" CEQA cont-empl.at-es (Public R-e w urc-es Code§ 21061) to an 

advocacy <locuro-ent for the Prcject , r-eg.ard-essofthe will of the voten or the provicions 

of.applicable City zoning law . 

Moreover, -ev-en if the SElR.'s-expl.an.ation wa s something mor-e than a post hoc 

rationalization , the SElR.'s conclucian is not support-edby w-el.1-settl-edl.aw. The Unruh 

G vil Rights Act does not prospectively confer rights or pri vil-eg-e s that .ar-e conditioned or 

limited by law. (Civil Code§ S l , subd (c).) Thus, the City cannot carve out an 

-exception from the r-equirem-ents of Proposition A an a baseless.assumption that th-e 
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adequacy of any specific section or analysis of the SEIR. 
The purpose of an EIR is to analyze the physical effect of 
the project, not to justify the basis for an uncodified 
ordinance. The City has approved a Process 1 
determination that the project is entitled to a 
reasonable accommodation to waive the Supplemental 
Regulations to allow the Assisted Living Facility with a 
CUP within Proposition A lands. 

The FHAA as implemented by SDMC Section 
131.0466prevails over local regulations and local 
propositions.  

O2-7 See MR-1, Land Use and Zoning Consistency, and RTCs 
O2-4, O2-5, and O2-6 above. As discussed in SEIR 
Section 5.1.3.1 (Issue 1), the FHAA (42 USC 3601–3619) 
and the California Fair Housing and Employment Act 
(Govt Code 12900–12996) require local jurisdictions to 
make reasonable accommodations so that disabled 
persons can use and enjoy a dwelling.  

The reasonable accommodation does not require 
removal of any area of land from the future urbanizing 
designation or amendment of a land use designation. 
The reasonable accommodation is to the Supplemental 
Regulations’ limitation on assisted living facilities in 
Proposition A lands.  

O2-8 As described in SEIR Section 5.1, the Assisted Living 
Facility would be consistent with the development 
standards of the project site’s AR-1-1 zoning, which 

M!!-. Sar.a O !!-bom 
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"minimal availability" of dev.elopable land in Subarea II n.ecestitat.es &v.elopm.ent ofth.e 

Prcj.ect. F.ederal anti-di s.crimination law aho pros.cribe !!- thi !!- approach . Th !!- i!!- iliown by 

Leocata, ex rel. Gilbride v. Wilson-Coker, 343 FSupp .2d 144 (2004), a case that 

oontider.edthe claim of a di~bl.ed woman that the federal 1\merican!!- withO: ~ biliti.e !!

Act .entitled her toan accommodation in the form of funding that would allow h.er to !!-tay 

in a group hom.e that ili.e could no long.er afford 1be foderal district coutt h.eldthat 

' '[!!-]uch an accommodation, how.ev.er, would r.epre~nt a grant of spe:cial rnbstantive 

right s to l .eocata. 1be Second Circuit has !!-lated spe:cifically that " the ADA does not 

mandate the provition of new benefit!!-." (Uocataf?x rBf Gflbride, supra, 343 F .Supp.2d 

at 156, citing Rodriguezv. Cily ,j New York (200 Cir. 1999) 197 F .Jd 611 , at 619.) 

In carving out an .exception to Propotition A for the Prcj.ect , th.e City grant !!- the 

Prcj.ect a benefit without !!-utfici.ent ju!!-tification lbi $i $ demonstrated by the fact that th.e 

SEilljustifi.e:$ the r.ej-ection ofanalt.ernative to the Prcj.ect of building Singl.e-Family 

R.etideoce$ on th.e Prcject tite , on ground$ that the General Plan'dandu~ category for 

th.e rnl:ject land, andth.e City '$ zoning for it , would allow, at the v.ery most , thr.ee tingle 

iamily r.eti&oce$, -eith.er dmtered tog.ether or spr.eadov.er th.e .entir.e pare.el. (SEJR., p . 9-

>.) 

D. CaJifornia Law Recognizes The Right Of Initiative As A Reserved 

Power.Proposition A, As.A Voterlnitiative,MudTake Primacy Over 

The SEIR's. Propos.ed Cond.itionaJ Us.e P erm.it Granted Purs.uant To 

.An Uncod.ified Ordinance. 

1be SEJR., at page 5. 1-13, appean to argue that a municipal ordinance authoriz.e!!

th.e Prcj.ect de!!-pit.e it!!- conflict with Propotition A, citing San O:ego Municipal Code 

~ tion 131.0466 , !!-ubdivi tion (c)'!!- provition for " reawnabl.e accommodation" for 

a~bl.ed p.ers.on!!-in or&r to allow them "the equal opportunity to u~ and enjoy a 

dwelling." (SEIR., p. 5. 1- 13.) A, ,hown above, federal and '1ate law do not mandate 

approval of the propo~d Prcj.ect , which would be a benefit conf.err.edto the Prcject that fo 
not $upported by law or adequately ju!!-tifi.edin the SEJR.. 
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includes an allowance to increase building height when 
setbacks are increased. The Assisted Living Facility 
would provide greater than the minimum 20-foot 
setback from adjacent properties in accordance with the 
zoning (AR-1-1). The Assisted Living Facility is providing 
setbacks of 45 feet (north side yard), 187 feet 7 inches 
(back), 30 feet (south side yard), and 63 feet 9 inches 
(front), which would allow for the increased height of 40 
feet per SDMC 131.0344.  

Through compliance with AR-1-1 zone requirements, the 
building design and site plan of the Assisted Living 
Facility would be non-urban in character and would also 
be consistent in bulk and scale with surrounding 
development. While surrounding development in the 
area lacks a consistent architectural theme, the 
Mediterranean style of the Assisted Living Facility would 
include design features that would be compatible with 
design features (primarily multistory construction, light 
colored, stucco clad exteriors, red tiled roofs, and 
landscaped yards) displayed by development in the 
surrounding area, including the broad San Dieguito 
River Valley landscape.  

As concluded in Section 5.9.3.3 of the SEIR, impacts 
associated with architectural style and 
consistency/visual compatibility with surrounding 
development would be less than significant and no 
mitigation would be required.  

O2-9 The SEIR described the project in Chapter 3, and 
Chapter 4 of the SEIR provided analysis of and 

Ms:. Sar.a O s:bom 
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Propocition A was: adopted Ma voter initiative, and as: wch mus:t take prec.ede:nce 

over a municipal ordinance. Califotnla law, be@nning with the Mate's: ConMitution, 

rewlves: the contradiction pointed out by the SEIB.. Brooksfde brvestments, Inc. v. Cf1y {/ 

El Monre (20 16) B9 Cal.App.5" 540, at 550, r«oum,ihe ,cope andpurpo>e oflocal 

initiative powen, stating: 

Drafted in light of the theory that all power of government ultimately recide:s: in the 

people, the amendment s:peaks:ofthe initiative and referendum, not Ma right gr.anted the 

people , but as:a power reserved by them. Declaring it 'the duty of the court s: to jealously 

guard thi s: right of the people' [citation]. the courts: have de: ocribedthe initiative and 

referendum as: articulating 'one of the mos:t precious: rights: of our democratic process:' 

[citation] . . Drafted in light of the theory that all power of govermnent ultimately 

tecides: in the people, the amendment speaks: of the initiative and referendum, not as: a 

right granted the people, but as: a power reserved by them. Declaring it 'the duty of the 

oourts: to jealously guard thi s: right of the people' [citation], the courts: have de:ocribedthe 

initi.ati ve and referendum as: articulating 'one of the mos:t precious: rights: of our 

democratic proce ss:' [citatioo] . 

The local electorate's:right to initiative " is:generally co-extencive 'Nith the 

le@slative power of the local governing body." [I]hrough the exercise of the initiative 

power the people may bind future le@sl.ative bodies: other than the people themselve s:." 

(B9 Cal.App.5" at 549-5 50, citation , and italic, omitted) 

Here, the people of the City of San Diego enacted Propocition A,andprovide:d 

that it s: I.and use restrictions: could not be changed except by .a vote of the elector.ate. 

(Ballot , Municipal Election Tueoday, November 5, 19B5 , ,UllllllOry of Propo,ition A, at 

www.s:andiego.gov/s:i te U default/file s:lle@cylci ty -

clerk/elections:lcitylpdflpamphlet65092. Lpdf.) The Propocition explicitly provided that 

"removal of any .area ofl.andfrom the future urbanizing de:cignation" wa s: banned. (id., 

emphacis:.added)The City cannot violate this: ban through any actioo , incluilng the 
is:s:u.ance of"de:vi.ation" through a CUP i s:s:ued under Municipal Code: sec:tion 131.0466. 

The Prcject may not be approved, pursuant to the ballot initiative 

' 
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mitigation for the project. As detailed throughout this 
RTCs document, the SEIR adequately analyzed the 
proposed project’s impacts as required under CEQA. 
Furthermore, as a result of these responses to 
comments, “substantial revisions” requiring recirculation 
of the SEIR, as set forth in CEQA Guidelines Section 
15088.5, were not required. Please also see RTC L1-9.  

O2-10 The following clarification has been added to the Final 
SEIR under Section 3.3.1: “The three accessory buildings 
that would be associated with the Church have not yet 
been constructed.” although the.” 

The project includes both the church and assisted living 
facility component to make up one project. This SEIR 
evaluates the change in environmental impacts 
associated with the incorporation of the Assisted Living 
Facility into the St. John Garabed Armenian Church 
(Church) project. Changes to a project do not reopen a 
previously certified EIR, such as the 2014 Church EIR, to 
new claims that the analysis was inadequate because it 
failed to analyze future components of a project. If the 
original environmental document retains some 
informational value despite the proposed changes, then 
the agency decides under CEQA's subsequent review 
provisions whether project changes will require major 
revisions to the original environmental document. So 
long as the agency determines that the previous 
environmental document retains any relevance in light 
of the proposed changes, only subsequent review 
is required.  

Ms. Sllni Osborn 
June 23 , 2023 
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A somewhat .analogous Mtu.ation w.a s pre~nted in De Vita v. CountylfNapa 

(1995) 9Cal .4th 763 , where .a 1990 voterilllti.ative "amended the l.andu~ element of the 

County's Gener.al Pl.an to pre~rve .agricultural 1.and. lhe illltiative , Me.asure J, m.ade .any 

" redeMgn.ationofexisting .agricultural 1.and .andopen sp.ace es~nti.allyconditional on 

voter .approval" for the next three dee.ad.e s. (L'eVfra, supra , Cal .411:1 .at 770.) 1he C.aliforllla 

Supreme Court upheld this illltiati ve . holding that the power of illl tiati ve extends even to 
charter counties. (L'eVita, .at 9 C.al.4d:l 784.) 

1he City is free to put a measure on the ballot to .ask the voters to .amend 

PropoMtion A toallowthisPrcject , but until rnch time as the elector.ate exerci~s that 

power, the City is without power or authority to override the Propotition. 

m. The Project is. Incompatible with Surrowuiing Development. 

1he Pr eject is al so incompatible with surrounding development , including the 

Stallion's Cre sting retidenti.al development that i s just south of the Prcj-ect tite . lbe 

Prcject 's Site Pl.an reveal s that the Prcj ect' s reMdential ulllt s would be concentrated in the 

wuthea stern p::,rtionofthe tite , in clo~ proximity to the aCj.acent retidenti.al development . 

(SEill, p. 3-21.) The Prcject isa thre<-'1ory, 40-foot-tall building that<xcee& the 

detign.ated height limit of 30 feet . The Prcj ect' s exce sM ve height and rel.ati vely short 

~tb.ack.s would ere.ate privacy issues .and nOL~ imp.acts .as the Prcject' s retidenti.al unit s 

would tower over the aCjacent retidenti.al development . 

IV. The SEIR. is. Inadequate and Require, RedrcuJation. 

1he C.aliforlll.a Environment.al Quality Act (CEQA) ~rves two baMc, interrelated 

functions: ensuring environment.al protection .andencouraging government.al 

tr.ansp.arency. (Otizens lfGoleta Vall.Ji)' v. Bd. cf Sr.pervisors (1990) 52 C.al. 3d 553 , 

5 64.) CEQA requires full di sclosure ofa prcject's tigniticant environment.al effects so 

that decition-m.akers and the public are informed of the~ con~quences before the 

prcject is .approved to ensure that government officials .are held.acoountable for the~ 

con~quences. (LaurBl HBfghts lmprOl-emBnt A ss 'n lf San Francisco v. RBgenrs lfthe 

Unrwrsily ,f Cal,fornfa (1988) 4 7 Cal.ld 376, 392.) Theenvironmental impactreport 
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Information from the 2014 Church EIR was included 
throughout SEIR Chapter 5, Environmental Impact 
Analysis; Chapter 6, Cumulative Impacts; and Chapter 7, 
Effects Not Found to be Significant, to provide a 
comparison and background as it relates to the impact 
analysis of each environmental issue area. As described 
in SEIR Chapter 1, the SEIR analyzes the new information 
of substantial importance that was not known at the 
time the 2014 Church EIR was certified—the 
development of the Assisted Living Facility. The three 
accessory buildings were already analyzed in the 2014 
EIR. As described in Chapter 3, the Church site and the 
more recently acquired 3.97-acre Assisted Living Facility 
site would be joined together by a Lot Tie Agreement as 
a condition of project approval. The Lot-Tie Agreement 
would allow the site to be developed as one overall 
project. However, the three accessory buildings can be 
developed whether or not the Assisted Living Facility is 
developed, and the Assisted Living Facility can be 
developed whether or not the three accessory buildings 
are developed. Therefore, the Lot-Tie Agreement is not 
inherently required as part of project approval.  

During subsequent environmental review, a lead agency 
to reanalyze the original project, even where portions 
of the original project have not yet been constructed. 
An EIR has already been prepared for the Church and its 
accessory buildings, and CEQA legislative policies 
promote streamlining subsequent environmental 
review, instead of duplicating the analysis in new EIRs. 
California Public Resources Code, Section 21003(e), 
states, “Information developed in environmental impact 

Mi!.. Sara O!!.bom 
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proc.e!!.!!.i!!. th.e "h.eart ofCEQA" andi!!. the cbi.efm.echanL!!.m to.eff.ectuat.e iu !!.tatutory 

purpos..e!!.. (In R'1 Bc.y-lklta Programmatfc EIR CoordfnatJ:?d ProcJ:?J:?dfngs (2.008) 43 Cal 

4th 1143 , 1162.) SDRCA i,concernedthe SEffi. fail, to adequatdydes,ribe the Prcj<et 

andd!!.elos..e, analyz.e, andmitigat.e th.e Proj.ect'!!. !!.lgtnficant advers..e environm.ental 

impact!!.. 

A. The SEIR Improperly Segments Project Analysis and C-ontains an 

Inadequate Project Description. 

Every Effi.mmt s..et forth a prcj.ect de!!.Cription that ii!. !!.uff:ici.ent to allow an 

adequat.e evaluation and revi.ew ofth.e prcject'!!. environmental impacu. (CEQA 

Guideline!!.§ 1 )12.4.) "An accurate, !!.table and finLte prcject deocription ii!. th.e sfnJ:?q-ua 

non ofan inforro.ative and legally !!.ufticient EIR." (Countytf b1yo v. Cf/ye,f LosAngJ:?fos 

(1977) 71 Cal.App.Jd 185 , 192 93; accord San Joaquin Ropror!Wild/1/e R,seyye Cenrer v. 
C,,uniycf Stanislaus (1994) 27 Cal.App.4th 713, 730.) " [O]nlythroughan accurate view 

of the prcject may th.e public andintere!!.tedpartie!!. and public agencie!!. balance th.e 

propos..edprcj.ect'!!. benefit!!. again!!.t iu .environm.ental co!!.t , conMde:r appropriat.e mitigation 

mea rnre !!., a!!.s.e !!.!!. the advantage!!. of tenninatin,g the propos.al and properly weigh 0th.er 

atematives." (Cii)'c/Sanreev. Counry,f San Diego (1989) 214Cal.App.Jd 1438, 1454.) 

lbe SEm. ii!. pres..ented al!. a !!.ubs.equent environmental impact report -from th.e 2.014 

Em. forthe St. John Gara bed Church Prcject ("Church Prcject") , a prcject propo,_.d and 

.approved on an aCJacent 13 .41 acre parcel for a) 1,680 !!.qUBre-foot development , 

includn,g a 8,740 U{Ullre-foot, 3)0 s..eat church, a 18,090 !!.qUBr.e-foot multi-purpos..e hall 

with ana!!.s..embly area of6,2.00 !!.qW'lre-feet, an 11 ,010 !!.qUBre-foot cultural and education 

:lacility, and a 13 ,840 ,quare-foot youth c<nter with basketball court . (2014 Church Em., 

p. 3-2..) "While th.e church ha!!. be.en con!!.tructed, th.e acc.e!!.!!.orybuilding!!. have not y.et been 

oon!!.tructed. 2 

2lbe SEffi.'!!. cli:!!.CU!!.tion ofth.e Church Prcj.ect'!!. acc.e!!.!!.orY buildng!!. appear!!. to be 
incomplete , !!.tatin,g "The three acce!!.!!.orY buildng!!. that would be a!!.!!.OCiatedwith th.e 
O.urch have not yet been con!!.tructedalthoughth.e" without completingth.e s..entence 
(SEm., p. 3-2..) W.e reque!!.t clarification ofthi!!. s..ent.ence. 
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reports and negative declarations be incorporated into 
a data base which may be used to make subsequent or 
supplemental environmental determinations.” The 
policy reason for this is set forth in California Public 
Resources Code, Section 21003(f), which states, “[a]ll 
persons and public agencies involved in the 
environmental review process be responsible for 
carrying out the process in the most efficient, 
expeditious manner in order to conserve the available 
financial, governmental, physical and social resources 
with the objective that those resources may be better 
applied toward the mitigation of actual significant 
effects on the environment.” Accordingly, when there is 
an opportunity to utilize the analysis from the 2014 EIR 
and perform subsequent environmental review in 
accordance with CEQA Guidelines Sections 15162 and 
15163, CEQA legislative policy directs the lead agency to 
perform subsequent environmental review so that 
resources are better directed toward mitigation than 
repeating existing analysis. 

This SEIR was prepared in accordance with CEQA 
Guidelines Sections 15162 and 15163 and the SEIR 
performs subsequent environmental review of the 
certified 2014 Church EIR (Project No. 240283/SCH No. 
2013071043). This SEIR considers the issues discussed in 
the 2014 Church EIR and evaluates whether a significant 
effect has been adequately addressed or if there is an 
effect that was not addressed in the 2014 Church EIR. As 
needed, additional or updated mitigation is provided to 
address significant environmental impacts of the 
proposed Assisted Living Facility. Given that the SEIR 

Ms. Sua Osborn 
June B , 2023 
Page 10 

The: SEIR. provide:s data from only the Astisted Living Preject .and the Astisted 

Living Preject .appe.an to operate independe:ntly from the Church Preject . However, the 

Preject is a-C:j.acent to the Church Preject , and the de:veloper is ~eking an .amendment to the 

Conditional u~ Pennit for the Church Project to indude a condition for a lot-tie 

agreement requiring the Church andAstisted Living Facility to be de:veloped as one overall 

µreject . (SEIR., p . ES-1.} lt is thus unclear whether the Preject .analyzedinthe SEIR. is 

~parate or a pa:n of the Church Preject. If the Preject is to be de:veloped.as one µreject , the 

impacts of both prej ect s must be analyzed and repo:ned together. CEQA requires .analyti s 

of"the whole ofan action," including.activities that .are a reasonably fore~eable 

con~quence of a µreject , and µrohibits evading comprehentive CEQA .analytis by splitting 

prcjeci,into ,eparate pi«<,. (CEQA Guidelin" § ll 37B; Bozungv. UFCO. (I 97S) 13 

Cal.Jd 263, 2B3-B4; O,;nda Assnv. Board ,f S,perdsors (19&6) IB2 Cal.App.3d I 14l , 

1171.} The: City must "construe the preject broadly to capture the whole of the action .and 

its environmental impacts." (£rve Berkefoy 's Nefghborhoods v. Regenrs l.f Unfversfly cf 
Cal,fom;a (2020) SI Cal.App.Sth 226, 239.) All pha,e, mu,t b<comideredtogether for 

environmental review. (Natural Resources ~fense Council, Inc. v. Cfty l./ lAs Angeles 

(2002) 103 Cal.App.4th 26B, 2B4.) Tiru,, the SEJR mu,t be r«irculat<d to analyz, both 

µrejects together, particularly given the fuct that the Church Preject' s .accessory buildings 

have yet to be built, and construction andoperation of tho~ buildings must be taken into 

.account when contide:ring construction and operation of the Preject. 

Moreover, the SEIR. fuiledto even present the 2.014 Church EIR., and to the best of 

SDCRA' ,koowl«Jge, the 2014 Church ElR i, not publicly available online. The public 

cannot evaluate whether there .are changed circumstances or new infonn.ation giving ri~ 

to new imp.acts if they cannot evaluate the original EIR.. The: SEIR. must be recirculated 

with the 2.014 Church EIR. to give the public the ft.di view of the Preject's impacts. 

Finally, the SEIR. pre~nts.an outdatedconstruction schedule. 1he SEIR. .assumes 

that constructioncom:mencedin January 2.02.3 .and will run through January 2.02.4 . (SEIR., 

pp. 3-6 , 3-7.) Within tlis time frame , the SEIR. ~ts a schedule for each pha~ of 

construction. (SEIR., p. 3-7.} Since the Preject has not even been approved yet, the 

construction schedule is now outdated 1he construction schedule is import.ant , 

particularly as the mitigation measures for the Preject's biological impacts purport to 
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analyzed the addition of the Assisted Living Facility 
component to the Church component, the Assisted Living 
Facility component was not known at the time of the 
preparation of the 2014 Church EIR, and substantial 
evidence supports the City’s determination that the 2014 
Church EIR retains informational value relevant to the 
project, no piecemealing occurred. Further, the impacts 
of both components are analyzed because the SEIR is 
subsequent to the EIR.  

Moreover, the project description in the SEIR is stable. It 
accurately describes the project as an Assisted Living 
Facility amendment to the Church CUP. It is being 
constructed on the Church’s campus. The land is owned 
by the Church, the Church is the lessor, the Assisted 
Living Facility developer is the lessee.  

No recirculation is required to account for impacts of 
the three accessory buildings because they have already 
been accounted for in the original 2014 EIR. 

O2-11 CEQA Guideline Section 15162 states “A subsequent EIR 
or negative declaration shall state where the previous 
document is available and can be reviewed.” 
Accordingly, SEIR Section 1.0, Introduction, states that 
the 2014 Church EIR and approved plans, as well as 
other technical studies and reports are “available for 
review at the City of San Diego Development Services 
Center, 1222 First Avenue, Fifth Floor, San Diego, 
California 92101.” The SEIR complies with the 
requirements of the CEQA Guidelines. Additionally, as 
permitted by CEQA Guidelines Section 15150, 

M!I-. Sara O!1-bom 
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re!l-trict comtructionactivitie!I- duringt~ breeding !1-ea Mm of!l-ensitive !1-pecie!I-. (SEIR., p. 

5.4-22 to 5 .4-2 7.) The SEIR. mu!l-t be recirculated with an updated andrealiMic 

conMruction !1-C~dule. 

B. The SEIR lmproper]y ReJies on Project Design Features and Proposed 

Conditions to :p.fitigate Impacts Without Analysis or EnforceabiJity. 

Throughout, t~ SEIR. improperly relie!I- upon w-called Prcject Detign Feature !!. 

(PDF,)andCompliance Mea ,ure, (CM ,). (See SEIR, Table 3-3, pp . 3-9 to 3-20.) The 

majority ofthe!l-e PDF!I- and condition!I- appear to be mitigation mea!l-ure!I- that t~ Prcject 

applicant and City have failed to incorporate into t~ Project' !!. Mitigation Monitoring and 

Reporting Program (MMRP). When a Prcject incorporate!l-mitigationmearnre!I-, CEQA 

require!I- that tho!l-e mitigation mean1re !I- be "fully enforceable through permit conditiom., 

agreement!!. , or other mea!l-ure!I-." (Pub . Rewurce!I-Code § 21081. 6(b).) A !I- mere PDF!l

andCM!I- that will not nece!l-s.arily be incorporated into Prcject approval !!., condition!I-, and 

the MMRP, they are not properly enforceable by the City or thirdpartie !I- and cannot be 

relied upon for any reduction!l-in Prcject impact !I-. CEQA'!l-mitigation requirement!I- exiM 

for a reaMm. "lbe purpo!l-e ofthe!l-e requirement !l- i !I- to en!l-ure that featible mitigation 

mea!l-ure!I- will actually be implemented a!I- a condition of development , and not merely 

adopted and then neglected or di!l-fegarded." (Federatfon lf Hrllsfde & Canyon v. Cf1yc,f 

Los Angeles (2000) 83 Cal.App .4th 1252, 1261; Kalz.jfv. California V.pr. ,f Foresrry 

and Fire Prorecrfon (2010) 181 Cal.App.4th 601 , 612; lincoln Place Tenants Assn v. 

Ory ,f Los Angeles (2005) 130 Cal.App.4th 1491.) 

The heavy reliance on Prcject PDF!!. andCM!I- and the future impotition of 

condition!I- alw improperly compre!l-!1-e!I- the SEIR.'!1-di!I-Clo !l-ure andanalyti!I- function!I- . 

(Lorusv. V.panmenr cfTransponarion (2014) 223 Cal.App.4th 645, 655-656.) A 

"mitigation mea!l-ure cannot be u !l-eda!l-a device to avoiddi oclosing prcject impact !!.." 

(San Joaquin Ropror Resew Cenrerv. Coonty ,f Merced (2007) 149 Cal.App.4th 645 , 

663-664.) Here , the SEffi.claim!I- that the PDF!I- are pan of the Prcject it!l-elfand fail to 

a !l-!1-e!l-!I- the impaca of the Prcject without the !l-e PDF!I-. Recent Court of Appeal decision!l

di!1-.approve ofthi !l- practice: 

II 
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Incorporation by Reference, the SEIR incorporates by 
reference the previously certified 2014 Church EIR 
(Project No. 240283/SCH No. 2013071043) and 
approved plans, which provide supporting 
documentation used in the analysis for the project. The 
SEIR also references several technical studies and 
reports. Information from these documents has been 
briefly summarized in the SEIR, and their relationship to 
the SEIR described. These documents are included in 
Chapter 11 of the SEIR, References Cited, and are 
thereby incorporated by reference. In addition, 
information from the 2014 Church EIR was included 
throughout SEIR Chapters 5–7 to provide a comparison 
and background as it relates to the impact analysis of 
each environmental issue area.  

The Comment Letter asserts the City should have provided 
a copy of the original EIR online; however, the City 
complied with CEQA’s requirements for identifying the 
location of the original EIR. No recirculation is required.  

O2-12 As described in SEIR Chapter 3, the analysis assumes a 
construction start date that has already passed (January 
2023), which represents the earliest date construction 
would initiate. Assuming the earliest start date for 
construction represents the worst-case scenario for 
criteria air pollutant emissions because equipment and 
vehicle emission factors for later years would be slightly 
less due to more stringent standards for in-use off-road 
equipment and heavy-duty trucks, as well as fleet 
turnover replacing older equipment and vehicles in later 
years. The construction schedule was based on the best 

M !!.. Sar.a O!!.bom 
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A 'mitigation m-ea!l.ur-e' i !l. .a !l.ugg-e!l.tion orchang-e that would r-educ-e or 
min:imiz-e cigni fic.ant adv-er!l--e impact !l. on th-e -environm-ent c.au !1--ed by th-e 
prcj-ect .a!l. propo!l--ed." (lincoln Place Tenants Assn. v. Cf1y l.f Los.Angeles 
(2007) lll Cal.App.4th 42l, 445 , 66 Cal.Rptr.Jd 120.)A miugation 
measure is not part <./the pr<.ject. (Lotus v. D~partment l./Transportarfon 
(2014) 223 Cal.App.4th 64S, 656 & fn. S, 167 Cal.Rptr.3d 382.) Tiru ,, it i, 
que !l.tiona bl-e wh-eth-er th-e !1--e m-e.arnr-e!l. -ev-en qualify a !l. mitigation m-ea !l.ur-e !l.. 

( Cleveland Narfonal Foresr Foundarfon v. San Dfego Assn. <.f Governments (20 17) 17 

Cal.App.5th 413,433 , -emphaci!l..add-ed) An EIR.cannot incorporat-e "th-e prop:, !1--ed 

mitigation m-e.a !l.ur-e !l. into it !l. des.cription ofth-e prcj-ect .and th-en conclude D that .any 

potential impact!!. from th-e prcj-ect will~ le!l.!l. than significant ." (Lotus . supra , 223 

Cal.App.4th 64l, 6Sl-6l7.) The SEIR', shortcut i, " not m<rely a harmle" procedural 
failing . . . [it] !!.ubv-ert!l. the purp:,!1--e!!.ofCEQA by omitting mat-erial ne:c-e!l.!1-.ary toinform-ed 

decioionmakingand informed public participation ." (id. at 658.) 

C. The SEIR. Faih to Adequate]y AnaJyze and Discfose the Project's 

Traffic Impacts. 

Mr. Tora Brohard, .an -expert tramport.ation engine-er -with decade!!. of-experi-enc-e in th-e 

fi-eldoftranq>ort.ation -engine:-ering .and planning , r-evi-ew-ed th-e SEIR. .and found !1--everal 

!l.Ub!l.tantial i!l.!l.ue!l. with th-e SEIR.' !l. traffic .analyst !!. that mu!l.t ~ .addr-e!l.!1--ed. W-e !l.urnnuiriz-e 

th-es-e i!l.sue s ~low, which ar-e outlin-ed in detail in Expert Brohard'sl-ett-er , included as 

Attachm-ent 1 tothi!!.l-ett-er. 

• Th-e SEIR.' !l. traffic !l.tudy fail-ed to follow th-e r-equir-em-ent!l. ofth-e City' !l. 

Transportation Study Manual ('TSM"). The SEIR.'s analysis improperly r-eli-ed on 

-e!l.tim.at-ed traffic volume!!., factor-ed from traffic count!!. t.ak-en in 2012 for th-e 

Church Prcj-ect ' !l. traffic !l.tudy. In doing rn, th-e SEIR. violat-e!l. th-e City'!l.own 

tr.amportation !l.tudy manual which r-equir-e !l. n-ew tran!l.port.ation data to~ coll-ect-ed 

ifth-e availabl-e data is older than two y-ean. 

• Th-e SEIR.'s analyci!l. r-eli-ed on improp-erly factor-ed-e !l.tim.at-e!l. from data coll-ect-ed in 

th-e wint-er of 2012, deqht-e th-e TSM'H-equir-em-ent for traffic couna in ar-e.a!l. near 

~ach-e!l. to b-e taken during summer months or ioclude a.C:justm-ents to r-eflect 

!l.umm-er condition !l.. The Prcject cit-e is "Within th-e co.a !l.t.al zone . 
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estimate at the time the SEIR was prepared. Most 
importantly, mitigation measures, including mitigation 
associated with biological resources, would be required 
to be implemented despite the change in construction 
schedule. This the information provided does not 
demonstrate that the Draft SEIR was inadequate and 
conclusory in nature and would not trigger recirculation 
of the SEIR per CEQA Section 15088.5. 

O2-13 The commenter does not identify the specific 
compliance measures (CMs) or project design features 
(PDFs) that they consider mitigation, nor do they identify 
what specific impacts are not being properly mitigated 
for. As described in SEIR Chapter 3, Project Description, 
under Section 3.4, the Assisted Living Facility PDFs and 
CMs are either made explicitly enforceable through 
project conditions or they are part of the approved 
project plans. Building permits to construct the project 
must conform to the project’s approved plans, not some 
other theoretical project design. CMs that are identified 
in SEIR Table 3-3, Summary of Assisted Living Facility 
Project Design Features and Compliance Measures, 
include applicable regulations and requirements that 
the project must follow and also provide the proper 
agency that is charged with enforcement.  

CEQA Guidelines, Section 15126.4(a)(1)(A), states “The 
discussion of mitigation measures shall distinguish 
between the measures which are proposed by project 
proponents to be included in the project and other 
measures proposed…which are not included but the 
lead agency determines could reasonably be expected 

M !I-. Sar.a O!1-bom 
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• The SEJR.. unde:re!l-timated the Prcject '!I- trip gener.ation. The SEJR.. e!l-timated that 

the Prcject would generate 234 daily trip!!.. Expert Brohard revealed that , 

according to the Ins:titute of Transportation Engineen Trip Generation Manual , the 

Prcject wouldgener.ate 33 1 daily trip !!.. Tile SEJR.. failed to prepare a !!.tudy of the 

Prcject '!I- veh:de mile !I- traveled('\'MT'),daiming that the Prcject would not 

meet the required threshold of 300 daily trip!!.. However, since the Prcj ect would 

exceed the 300-trip thretltold,a VMT Mudy i!l-nece!l-1!.aty . 

• The SEJR.. improperly !1-egmenn.analys.i!l-ofthe Prcject ' !I- traffic and parking 

analys.i!!. by pre!l-enting analy!!.i!!. of only the a!!.l!.i!!.tedliving facility without the 

Church Prcject. Both prcjecH, mu !l-t be analyzed together. 

• The SEJR.. mu!l-t analyze and.mitigate the Prcject'!I- Mopping sight di!l-tance at the 

Church driveway .and El Camino Real , wh:ch i!I- nece!l-!!.ary given that the 

driveway' !!. entrance ii!. do!l-e to a !!.uperelevated horizontal curve on El Camino 

Real on which veh:de!I- travel at high !!.peed!I-

• Ivlitigation mearnre!I- to remedy impact!!. to b:icydist!I- andb:icyde facilitie!l-are 

nece!l-1!.aty given the Prq·ect '!I- traffic !!.afetyimpacn. 

• Veh:de travel for the Prcject would require un!!.afe U-tum !l- maneuven involving 

veh:de!I- and b:icyde!I- to merge acro!!.!1- !1-everal lane s offa !l-t-moving traffic . 

• Left-turn and U-tum l.ane length!!. at traffic !!.ignah are too short , wh:ch would 

re!l-ult in overflow andrear-endcollil!.ion!!.. 

• An emergency evacuation and !1-ervice plan i!I- required for the Prcject, wh:ch i!l

loc.ated in a landlocked parcel. The plan must derail how the narrow 24-foot-wide, 

two-way aitle through the Church parking lot will accommodate emergency 

acce!!.!1- veh:de !I- to the A!!.s.i !l-tedlivingFacility. 

D. The SEIR Faih to Adeq_uate]y Dis.dos.e and :Mitigate the Project's. 

Con:Oi c ts with Land Use PoJi ci es, PJ ans, and Ord.inane es. 

l . The Project is. Contrary to Proposition A, the aty's. Genera] PJan , 

md P'ropos.i tion A's Imp] ementin g Ord.inane es and Policies. 

The Prcject cite i!l-located in an area with extremely Mringent restriction!l-on 

development due to the pre!l-ence ofhighly !1-en s.itive natural re !l-01.lrce!I- and voter-.approved 
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to reduce adverse impacts if required as conditions of 
approving the project.” In compliance with CEQA this 
SEIR distinguishes between PDFs, which are features 
incorporated into the design of the project to minimize 
or avoid adverse impacts; CMs, which include standard 
conditions of approval imposed by the City or by 
regulatory agencies; and mitigation measures (MMs).  

Accordingly, MMs are actions taken by the lead agency 
and/or applicant to reduce impacts to the environment 
resulting from the original project design. After a project 
has been evaluated with its consistency with federal, 
state, and local laws and regulations, additional MMs 
are identified by the lead agency to reduce 
environmental impacts. This SEIR includes several MMs 
relating to sensitive species, archaeological resources, 
and noise monitoring and avoidance. Consistent with 
CEQA, these MMs are not elements of the project itself 
and are therefore appropriately described as MMs.  

The cases referenced in the comment letter therein do 
not mention the explicit permissions CEQA grants lead 
agencies to use CMs, also known as environmental 
compliance measures. CEQA Guidelines 15064.7(d) 
provides the following: 

Using environmental standards as 
thresholds of significance promotes 
consistency in significance determinations 
and integrates environmental review with 
other environmental program planning and 
regulation. Any public agency may adopt or 
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impotition of!l-trongenvironrnent.al prot-ection!I-. Thm, development within the .are.a may 

only proceed under .a narrow ~t of circumM.ance!I- .a!l-de!I-Cribed below, none of which .are 

pre~nt here. The City'!I- .attempt to con!l-true the Prcj-ect .a!I- one th.at falh under the narrow 

categorie!l-of.allow.able prcjecn ~ t forth by Council Policy 600-29 impenniM.ibly 

circumvent!!. the development re !l-triction !I- ~tin pl.ace by that Policy .and the voter

.approved provi !I-ion !I- of Propo!l-1 tion A. 

a. The Citywide Electorate P-aned Proposition A to Protect 

Sensitive Land and Prevent Sprawl Development. 

The Prcject !1-l te i!l-govemed by the North City Future Urbanizing Are.a Framework 

Pl.an ("Framework Pl.an"). The NCFUA Pl.an de!l-lgnate!I- Sub.are.a II, the .are.a in which the 

Prcject i!l-loc.ated, .a!I- Future Urbanizing Are.a that i !I- kept in re~rve "to .avoid premature 

urbanization , to con~r,,re open !I.pace .and natural environment.al fe.ature!I-, .and to protect 

the f:i!I-C.al re!l-01.Jrce!I- of the City by precluding co!l-tly !I.pr.awl .and'orle.apfrog urban 

development ." (Fr.ameworkPl.an , p . 13.) 

Propo!l-ltion A, the Jvlan.agedGrowth Initiative , w.a !I- paned by San Diego votenin 

November 1985. Supported by the Sierra Club, Common C.au~, Le.ague ofCon~rv.ation 

Voter!l-,.andCitizen!I-Coordinate for Century 3 (C3), the Propotition w.a!l-.a biparti!l-lln 

citizen'!!. effort to halt what w.a!I- ~enM .a City Council pattern of violating the Growth 

Jvlanagement Pl.an. (.Ballot .Argument .accompanying Propo!l-ltion A. November 1985.) 

The Growth Management Pl.an ~t .a!l-ide thou!l-.an& of.acre!l-ofl.and in the City , protecting 

them from development tmtil they were .actually needed In s.o doing, the Pl.an.al!l-o 

prevented new urban !I.pr.awl .and.accompanying traffic .and .air pollution, termed.a !!. the 

"Lo!I- .Angeliz.ation of San Diego." (lbfd.) A!I- recognized by the California Supreme 

Coull, the voter!I- were thu!I- uting .a " le@!l-1.ative battering ram." (Amador Vall./$)' Jofnr 

Union High Sch Disr. Y. Srare Bdcf Equalization ( 19 7&) 22 Cal.Jd 208, 228.) The 

initiative power"w.a!l-de!l-lgned for u~ in !1-ltuation!l-where the ordinary machinery of 

le@tl.ation had utterly failed " (Jd.) The ballot .argument!!. make it dear that the 

!I.pan !!.Of !I- of Propotition A felt the City Council w.a !I- being unduly influenced by 

developen. To prevent thi!I-, the voten re~nred to them~lve!I- the right to make the 

fundamental deci!l-lon a bout whether certain bro.ad !1-W.ath !I- ofl.and would be 
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use an environmental standard as a 
threshold of significance, a public agency 
shall explain how the particular 
requirements of that environmental 
standard reduce project impacts, including 
cumulative impacts, to a level that is less 
than significant, and why the environmental 
standard is relevant to the analysis of the 
project under consideration.  

In addition, CEQA Guidelines 15064.7 (a) defines a 
threshold of significance as “an identifiable 
quantitative, qualitative, or performance level of a 
particular environmental effect, …compliance with 
which means the effect normally will be determined to 
be less than significant.”  

CEQA Guidelines 15064(b)(2) also states, “Thresholds of 
significance as defined in Section 15064.7(a), may assist 
lead agencies in determining whether a project may 
cause a significant impact. When using a threshold, the 
lead agency should briefly explain how compliance with 
the threshold means that the project’s impacts are less 
than significant. Compliance with the threshold does not 
relieve a lead agency of the obligation to consider 
substantial evidence indicating that the project’s 
environmental effects may still be significant.” 

Moreover, environmental compliance programs, plans, 
and regulations such as water quality control plans, air 
quality attainment plans, and integrated waste 
management plans, contain specific requirements to 
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dev.eloped. Specific.ally, Propocition A provides: 

No property tllall b.e ch.ang.ed ftom 'ftnur.e urb.alnzing' I.and u~ de~nation 

in th.e Progr.ess Guide .and G.ener.aI Pl.an to .any othe:r I.and u~ decignation, 

.and the: pro-vi cion $ r.estricting &v.elopm.ent in the: Futur .e Urbalnzing .A..r.e.a 

tllall not be .am.ended .exc.ept by rn.ajority vot.e of the: peopl.e ... .at .a citywide 

-el..ection th.er.eon . 

(Propocition A, Section 1, City of San Di.ego G.ener.al Pl.an , p . AP-27.) Th.e Propocition 

.appli.es tol.an&decign.at.ed.as 'ftnur.e urbalnzing' in the: G.ener.al Pl.an on August 1, 198.4 

(Propocition A, ~pra, .at Section 2..) Tirus, I.ands ~t .aci& as 'futur.e urbalnzing' or 

'Propocition A I.ands' cannot be op.ened to urban dev.elopm.ent without .a rn.ajority vot.e of 

the: p.eopl.e . 1he only .exc.eption provi&din Propocition A is for prcj.ects for which " .a 

building p.err.ait has be.en issu.ed . prior to the: .etf.ectiv.e dat.e ofthi$ m.e.asur.e." 

(Propocition A, ~pra, .at Section S.} A$ the: Prcj.ect would be loc.at.ed on Propocition A 

I.and$, .and .as it w.asnot propo~ d until long .aft.er 1984, it doe $ not fall within Propocition 

A's .exc.eption. lher.efor.e , the: prcj.ect cannot b .e buut unl.es$ .a rn.ajority of voting San 

Di.eg.ans .approv.e ofr.emoving Propocition A prot.ections ftom th.e Mt.e 

Propocition A .authoriz.edthe: City to " t.ak.e .any .and.all .actions nec.e$s.ary" to "c.arry 

out the int.ent .and putpo~ of thi s ilnti.ativ.e m.e.a sur.e ," (Propocition A,supra , Section 3), 

including th.e .adoption of r.e.a!';.Oll.abl.e guideline $ forimpl.em.ent.ation (ld .. Section 4). Lik.e 

conv.ercion $ of Propoci tion A I.ands, the: m.e.a $Ur.e rn.ay b.e .am.ended or r.epe.al.ed only by .a 

rn.ajority ofvot.en. (ld. , Section 6.) Propocition Ah.as not be.en.am.endedorr.epe.al.ed 

1he G.ener.aI Pl.an i s the City' $ constitution for &vdopm.ent. (Orange Cirizensfor 

Parks & Recrearionv. S1.lperfor Courr (2.016) 2. C.al. Sth 141 , 1)2..} Thus, .any decision of 

the: city .atf.ecting I.and u~ .and dev.eloprn.ent must be concist.ent with the: g.ener.al pl.an. 

(OlfzenscfGolera Va/1,yv. Board ,f Si.pervfsors (1990) 52 Col.Jd 55 J, 570.) 

PropocitionA ha$ be.en incorpor.at.eddir.ectly in the: G.ener.aI Pl.an, t11.0 $t not.ably in the: 

l.and u~ .andPl.anlnng El.em.em, which contains .a rn.ap of Propocition A I.and$. (G.ener.al 

Pl.an, Figur.e LU-4) . G.ener.al Pl.an Policy LU-J.2 guide $ the: City to: 
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avoid or substantially lessen the cumulative problem 
within the project’s geographic area and a lead agency 
can use such CMs when evaluating whether a project 
has cumulatively considerable impacts. CEQA Guidelines 
Section 15064(h)(3) states, “[s]uch plans or program 
must be specified in law or adopted by the public 
agency with jurisdiction over the affected resources 
through a public review process to implement, interpret, 
or make specific the law enforced or administered by 
the public agency. When relying on a plan, regulation, or 
program, the lead agency should explain how 
implementing the particular requirements in the plan, 
regulation or program ensure that the project’s 
incremental contribution to the cumulative effect is not 
cumulatively considerable.”  

In the circumstances described above, the City may list 
compliance measures in the SEIR as CMs, rely on them 
to determine if the project will result in a significant 
impact, and only propose MMs if it determines, using 
CEQA’s rule of reason, that a significant impact from the 
project still remains. CEQA Guidelines, Section 15064(b) 
states "The determination of whether a project may 
have a significant effect on the environment calls for 
careful judgment on the part of the public agency 
involved, based to the extent possible on scientific and 
factual data." If impacts are not significant, then no 
mitigation is required (14 CCR 15126.4[a][3]). Where 
CMs are used in the SEIR, the City properly explains why 
the CMs are relevant to the project and how compliance 
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Follow a public plarming and voter approval proce$S com.iMent with the 

provi$.lon$ ofthi$ Land Us.e Element for reus.e planning of additional 

military lands i<lenti iied a$ Propo$.1 tion 'A' land$, and other areas if and 

when they become $Ul:ject to the City's juriuiction. 

Conver$.lon of the pr-eject $.lte to an urbanized us.e such u the propos.ed Pr-eject , without 

achieving a majority vote of the public , therefore , would violate not only Propocition A, 

but the City's General Pl.an. 

b. The Project is Inconsistent with the Imp] ementation Poli des 

for Proposition A, which are Incorporated into the General 

Pim. 

Accordi:ng to the current Gener.al Plan, implementation of the Propocition ha$ 
divided the City's land into two juriuiction $, Propocition A land$ and urbanized lands. 

Propocition A lan&are characterized by very low-<lencity reci<lenti.al , open space, natural 

re$.01.lrce-bas.ed park, and agricultural u s.es. (General Plan, p. lU 41.) Bycontr.aM , 

urbanized land$ are characterized by communities .at urban .and suburban leveh of <lenMty 

andintencity. (}bid.) Propocition A has been funher incorporated into the General Plan 's 

Public Facilitie s Element , where it affects how the City finances public facilities. 

(Gener.al Pl.an, Figure PF-I.) 

Punuant to Section 3 of the Propocition, the City ofS.an Diego has .adopted 

implementation policies. Two notable ones are Policies 600-2.9 .and 600-30,each of 

which became effective on O::tober 2.6, 1993 . Policy 600-2.9 <led.ares the Future 

Urbanizing .are.as "urban res.erves" that will help the City .avoid premature urbanization, 

cons.erve open space .and the natural environment , and protect fi~.al rewurces. (Council 

Policy 600-2.9, O::tober 2.6, 1993 , p. 1.) lbe policy opines that permitting -development in 

thes.e urban res.erves would "strain City fi~ al re$.01.lrce s," inefficiently divert 

-development from urbanized.areas, increas.e drive times .and.air pollution "without any 

1e.ali stic prospect for mass trancit s.ervice," and "in-fringe upon the few remaining viable 

agticultur.al areas with[in] the City limits." (ibid.) To that end, Policy 600-2.9-dedares, 

'1t shall be the policy of the City Council that land, within the Future Urbanizing area be 
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with them ensures the project’s impacts would be less 
than significant (14 CCR 15064.7).  

The environmental disclosure purposes of CEQA are not 
subverted when the project must follow applicable CMs 
adopted as mandatory legal requirements. By using 
compliance standards, the lead agency streamlines 
CEQA compliance by taking advantage of regulatory 
agency studies and proceedings leading to adoption of 
an environmental standard. This is consistent with the 
Legislature’s CEQA policy that “[a]ll persons and public 
agencies involved in the environmental review process 
be responsible for carrying out the process in the most 
efficient, expeditious manner in order to conserve the 
available financial, governmental, physical, and social 
resources with the objective that those resources may 
be better applied toward the mitigation of actual 
significant effects on the environment” (California Public 
Resources Code, Section 21003[f]). 

The SEIR properly includes PDFs and CMs that are not 
considered MMs in a manner that does not improperly 
compress the SEIR’s disclosure and analysis functions, in 
compliance with the CEQA Guidelines. 

O2-14 The comment is an introduction to comments that follow. 
Comments 02-15 through 02-19 summarize more detailed 
comments provided in Attachment A that are addressed in 
MR-2, Wildfire Hazards and Evacuation; see also RTCs 02-
19, O2-70 through 02-78, and O2-80 below.  

M !I-. Sar.a O!1-bom 
June 23, 2023 
Page 17 

maintained a!I- .an 'urban re~rve' in part through the .application or continuation of 

agricultural zolllng which prohibiu. dev-elopment at urbanintemitie!I-." (ld., at p . 2.) For 

lan&zoned A-1 , such as the prcject !!-ite , Policy 600-29 permit!l-recidential development 

in four ways: 

1) according to the den city andmilllmurn lot cize permitted by A-1 zoning 

regulations; 

2) punuant to cluster development regulation!l-thatallowthe s.ame amount of 

total development a!I-A-1 zoning regulatiom , but clu!l-teredin one location 

to allow future development of other tan-& when the property is !1-hiftedinto 

an urballlzing area; 

3) pur!l-uant to the Pl.anne:d Re!!-idential Development regulatiom that allow 

development .at an increa~ ddencity in exchange for permanent ea~ments 

on undeveloped land; and 

4) pur!l-uant to conditional u~ permit regulation!!. provided that the conditional 

U!l--e!I- as natural rewurce dependent , non-urban in character and !I.Cale , or are 

of.an interim nature which would not result in an irrevocable commitment 

of the land precluding future u!l--e s. 

(Council Policy 600-29 , pp. 2-4.) Each ofthe!l--e development options incentivizes the 

pre~ rvatioo of agricultural and open space land. Policy 600-29 further incentivize!I- the 

1etentionof1.mdevelopedland by promoting the concideratioo of pre~rved land!I- for tax 

benefits unclerthe Williamson Act (id. , p . 3.) Finally , the policyprovicle,that land, 

-only be coocidered for !1-hifting outcide of.a P ropocition A decignation in accordance with 

specific procedures and mollltoring mechalllsms. Before urban dencity can be permitted 

in Propocition A land!I-, a General Pl.an Amendment and supporting commutl1ty , specific , 

or preci~ plan fr required (lbfd.) However, before the City may expend funds on !1-uch a 

plan, it mmt make !1-upportable findings that " ( 1) avail.able lan& are approaching full 

utilizatioo; (2) a needex:i!I-U. for additional developable Ian-&; and (3) a proces!l- ha !I- been 

developed to identify where the next pha~ of urban development should occur ." 
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O2-15 Please see RTCs O2-70, O2-71, and O2-77, below. 

O2-16 Please see RTCs O2-70 and O2-71, below.  

O2-17 Please see RTCs O2-72 and O2-73, below. 

O2-18 Please see RTCs O2-75 through O2-78, below. 

O2-19 Please refer to MR-2, Wildfire Hazards and Evacuation, 
and RTC O2-80.  

O2-20 The comment is an introduction to further comments 
regarding consistency within Proposition A. 
Consistency with Proposition A was analyzed in SEIR 
Section 5.1.3. Please refer to MR-1, Land Use and 
Zoning Consistency, and see also RTCs O2-21 through 
O2-31.  

O2-21 The comment incorrectly states that the project cannot 
be built without the majority of voters within San Diego 
removing the Proposition A protections from the site. 
The project does not trigger a phase shift requiring 
voter approval. The site is being developed consistent 
with Proposition A and Council Policy 600-29 and 
consistent with the AR-1-1 zoning. Please also see MR-1, 
Land Use and Zoning Consistency, and RTCs O2-3 
through O2-8. 

O2-22 A discussion regarding the background of Proposition A 
is provided in Section 5.1 of the SEIR. The comment 
mischaracterizes the project as an urbanized use that 
would require a majority vote of the public. An analysis 
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(Council Policy 600-2.9, p. 4) Finally, the policy require!!. tm completion ofa !1-Urvey to 

identify lanch that should be retained a!I- permanent open !I.pace for agricultural , 

environmental , orotmr putpo!l--e!I-. 

The SEIR daim!I- that tm Prcject qualifie!I- tmder one oftm development 

altemative!I- !1-tatedin Policy 600-2.0 , which applie!I- wmn tm conditional U!l--e!I- are non

urban in character or !I.Cale . The SEIR cannot reawnably claim that the Prcject i!I- non

urban in character or !I.Cale. A!I- tm General Plan !1-tate!I-, urbanized lan£i!I- are characterized 

by communitie !I- at urban and !1-Uburban leveh of dem.ity andintem.ity. (General Pl.an 

land U!l-e Element , p . LU-4 7.) The Prcject would entail a dramatic increa!l-e in the 

intemity oftm land. The Prcject would add 12.4 be&, increa!l-ed traffic trip!l- inclu<ling 

-from resident!!., employee!!., and -visiton, and would generate significant noi !l--e impact!I-. 

The Prcject al w exceech tm !I.Cale oftm area , with a 40 foot , three-!1-tory facility that 

exceech might limit!I-. The Prcject i!l-aho incompatible w ith !1-urrounding development

tm Prcject '!I- exceM.ive might limit and short !1-etback wouldcreate privacy and noi!l-e 

i !l-!1-lJe !I- a!I- tm Prcj ect' !I- residential unit !I- would tower over tm aCj a cent residential 

development. The Prcject simply doe!l-not qualify under thi !l-or any development 

alternative. 

The propo!l-ed PrCJ·ect'!I- 105 residential urrin va!l-tlyexceed tho!l-e that would be 

pennitted by any of Policy 600-2.9'!1- allowable development type!!., andi!I- tmrefore not 

penni!l-sible at thi !I- time . Additionally . a pha !l--e !Shift into an urbanizing area cannot yet 

occur becau!l-e a general plan amendment , !1-pecific plan . or preci!l-e plan ha!I- not been 

approved for thi !l-portion oftm North County Ftnure Urbanizing area , auequired. 

Policy 600-30 !1--et!I- out tm City'!l-policie!I- for ha:ncll ing tm "exceptional situation!I-," 

wmrein tm Council may contiderland shift!I- otntide oftm General Plan update proce!l-!1- , 

rnch a!I- when a property owner petition!l-for a land shift . (City Council Policy 600-30, 

October 2.6, 1993 , p . 1.) The Policy re !l-tate!I- Propotition A. making it clear that "No land 

sh:all be !Shifted -from the Ftnure Urbanizing area ... except by a General Plan Amendment 

approved by tm City Council and approved by a majority vote oftm people." (ibid.) 

Application!l-for land !Shift!I- can only be considered for !1-Ub!l-tantive re-view by tm 

Planning Commi!l-tioniftmy are conti!l-tent with an adopted land U!l--e plan , !1-uch a!I- tm 
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of consistency with policies in the City’s adopted General 
Plan and NCFUA Framework Plan, including approval of 
the CUP Amendment with an Uncodified CUP 
Ordinance, SDP Amendment, and a Neighborhood Use 
Permit to allow for a Comprehensive Sign Plan and 
associated project signage, is provided in the SEIR under 
Section 5.1.3.1. Moreover, the commenter quotes 
General Plan Policy LU-J.2, which discusses public 
planning and voter approval for reuse of military lands 
identified as Proposition A or new territory brought into 
the City’s jurisdiction. The site is not located on military 
land and is already within the City’s jurisdiction and the 
quoted policy is inapplicable. Please see MR-1, Land Use 
and Zoning Consistency, and RTCs O2-3 through O2-8.  

O2-23 Council Policy 600-29, Maintenance of Future Urbanizing 
Area as an Urban Reserve, allows development 
pursuant to CUP regulations in certain conditions, 
including where development is non-urban in character 
and scale (Council Policy 600-29 [development 
alternative 3]). The Assisted Living Facility is subject to a 
CUP and reasonable accommodation pursuant to SDMC 
Section 131.0466 to allow a waiver (accommodation) to 
Supplemental Regulations to afford disabled persons 
the equal opportunity to use and enjoy a dwelling, 
consistent with the FHAA (42 USC 3601–3619) and the 
California Fair Housing and Employment Act (Govt Code 
12900–12996).  

As explained in SEIR Section 5.1.3.1, development of the 
site as a Nursing Facility is also consistent with Council 
Policy 600-29 and NCFUA Framework Plan development 
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North City Futur.e Urbanizing .4.r.ea Framework Pl.an, orifthe application provide $.a 

"r.eas.onabl.e baci$" for the General Plan amendm.ent it wouldr.equir.e . (ld., at p. 2.) 

Pur$uant to the policy, an application for an am.endment provide$ a r.eas.onabl.e baci$ ifit 

is ne.ededto provide land dev.elopm.ent , a$ det.err.ained by City monitoring; ifth.e 

arnendm.ent i $ " r.e: $ponciv.e to population and growth rat.e:$ which demand land 

availability" ; if the am.endment will not contribute to "urban sprawl . leapfrog 

dev.elopm.ent , or pr.emature dev.elopm.ent"; or if the am.endm.ent will " provide the City 

with $Ubst.antial .and tmique public benefit s." (lbrd.) Without on.e of the~ Wowing$ , the 

application cannot b.e forwarded to the Planning Corumi$Mon, and ultirnat.ely the City 

Council , for revi.ew and the $<::heduling ofa public vot.e 

Council Policy 600. 30 al s.o proh:ibi ts approval of the prcj.ect , which tails to me.et 

any ofth.e thre!illolds. for a $Ub$tamiv.e r.eview -th.e prcj.ect i$ neither tmique nor r.equired 

by great demand-and it i$ inconciMetlt with the NCFUA. 

2. The Project is CategoricaJlyP'rohlbited in Proposition A Lands. 

The Prcject i$ .explicitly proh:ibit.edin Propocition A Land$. The Prcj.ect i 11; a 

Comirruing Care R.etir.em.ent Community, which fr not perr.aitt.ed within agricultural 

zones decignat.eda$ Propocition A land (San Diego Municipal Cod.e § 141.0303, $Ubd. 

(a); § 13 1.03 22 , Table 131 -03B.) 

Moreov.er, the Agricultural Zoning Decignation onPropocition A lands. pr.eclude s 

the Prcj.ect. Unde:r the curr.em zoning code, no mor.e than one: dw-el.ling unit i$ allow.ed for 

ev.ery four acr.e: 11;, or no mor.e than thre.e unit11; for the .emir.e property, on Propocition A 

lands. The purpo~ of the Agricultural decignationis to retain agricultural U~$ in a rural 

.environment and only allow developmem at a v.ery low dencity. For .each of r.ef.er.enc.e , 

portion11; of the .exi 11;ting zoning cod.e are provided with .empha M 11;: 

§131.0301 PUIJ>O>e of Agricultural Zone, 

The purpo~ ofth.e agricultural zone11; i11; to provid.e/or areas that are rural fn 

draracter or area$ wh.er.e agricultural u~sar.e curremly decirabl.e 
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alternative 3 because it is consistent with the A-1 zone 
regulations applicable at the time of passage of Prop A, 
which allowed for Nursing Facilities as a conditional use. 
The project is designed to be non-urban in character 
and scale through its compliance with AR-1-1 zoning 
requirements, minimal lot coverage, landscaping, and 
open space preservation. Refer to MR-1, Land Use and 
Zoning Consistency, for further discussion of the 
project’s non-urban character and scale. 

Regarding the increase in vehicle trips and noise, see 
SEIR Section 5.8, Transportation. In December 2018, the 
CEQA Guidelines were updated to remove level of 
service (LOS) as the metric to evaluate traffic impacts 
and replaced it with vehicle miles traveled (VMT). 
Jurisdictions were required to start evaluating VMT 
starting July 1, 2020. The City’s Transportation Study 
Manual (TSM) implemented the required shift from a 
LOS analysis to a VMT CEQA analysis in 2020 as a result 
of Senate Bill 743. The SEIR notes that the Assisted 
Living Facility would generate a total of 234 daily trips. 
The City’s screening threshold for VMT for this type of a 
project would be over 300 daily trips. Because the 
project would generate less than 300 daily trips it is 
considered a “Small Project” per the City’s TSM and was 
presumed to have a less than significant VMT impact. 
Noise associated with the increase in vehicle trips was 
evaluated under SEIR Section 5.10, Noise. Noise 
associated with project operation, specifically the 
increase in vehicles, was modeled to determine if it 
would exceed the City’s noise thresholds. As shown in 
Table 4.10-8, in Section 4.10 of the SEIR, traffic noise 
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§ 131.0302 PUIJ>O"' of the AG (Agricultural--Generol) 2-0ne, 

(.a) The purpo!l-e of the AG zone:!1-i!I- to accommodate all type!!. of agricultural U!l-e!l

and rome minor agricultural !1-.ale!l-on a long-term b.asi!I-. Nonagricultural uses are 

fmfred in rhe AG zones in order to strengthen the presence and retention {j 

lradirfonal agrfcultural uses. 

(b) 1he AG zone:!1- are differentiatedba!l-edon the minimum lot !1-ize .a !I- follow!!.: 

• AG-1-1 require!l-minimum 10-.acre loa 

• AG-1-2. require!l-minimum )-.acre lot!I-

§ 131.0303 PUIJ>O"' of the AR (Agricultural--Relidemial) 2-0ne, 

(.a) The purpo!l-e of the AR zone!l-i!I- to accommodate a wide range ofagricultur.al 

U!l-e!l-while aho permitring rhe developmenr l.f singledwellingunit homes ar a ve,y 

low density. The agricultural uses are lfmited to those (.flaw intensity to minimize 

the potential conflict!!. with residential U!l-e !I-. Thi !I- zone: i!l-.applied to I.an& that .are 

in agricultural U!l-e or that .are u:n&veloped .and not .appropriate for more inten!l-e 

zoning. Re!l-identi.al development opportunitie!I- are pennittedwith a Planned 

Development Penn.it at variou!l-densitie!I- that will pre!l-erve land for open !I.pace or 

finure development ar urban fnrensirfes when and where a{pnprr"are. 3 

§ 131 .0340 Maximum Permitted Residential Density in Agricultural Zone!I-

(4) Wr"thin Proposition A Lands except within the Del Mar Me!l-8 Specific Plan 

area . an increase in densily{f i.p to one dwelling -unit per 4 acres{/ lot area may 

be requested through a Planned Devek;pmenr Permit in accordance with Proce!l-!1-

3Bocause the voters have detemw:J.ed that the laud is sul:ject to Proposition A, they have 
detemw:J.ed that urban densities are not appropriate on this laud unless they vote a Phase Shift to 
have it developed. as urban pro~y. 
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would not exceed the City’s 65 A-weighted decibels 
(dBA) threshold and impacts would be less 
than significant. 

The project would not exceed height limits and would 
be consistent with setbacks requirements. The AR-1-1 
zone permits the project to develop to 40 feet, instead 
of 30 feet, with which the project would comply. The 
project would provide setbacks of 45 feet (north side 
yard), 187 feet 7 inches (back), 30 feet (south side 
yard), and 63 feet 9 inches (front), which would allow 
for the increased height of 40 feet per SDMC Section 
131.0344. Additionally, the Assisted Living Facility is 
located at a lower elevation than the adjacent 
residences to the south, and the proposed grade of the 
Assisted Living Facility would be lower than the existing 
grade at the site. Therefore, with the proposed 
increased setbacks and lower grade of the Assisted 
Living Facility compared to the adjacent residences, the 
perceived scale of the Assisted Living Facility would be 
less. It is reasonable to conclude, therefore, as the SEIR 
does, that the project design and intensity are non-
urban in character. 

The project is consistent with multiple Implementing 
Policies for Proposition A and includes a Reasonable 
Accommodation waiver to a Supplemental Regulation. 
Please also see RTCs O2-3, O2-4, and O2-8 and MR-1, 
Land Use and Zoning Consistency. 

O2-24 As discussed in SEIR Section 5.1.2, City Council Policy 
600-30, General Plan Amendments to Shift Land from 
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Fiv-e !1-ul:j-ect to the r-egul.atiom in S-ection 143 .0402. The remafnder lfrhe 

premfses shall be Uft-undeveloped fn petpet-ufty .. 

The Prcject, which will provide: 10) unin .and 12.4 bed!l-in .a 3.97-.acre pare-el , far 

-exc-eed!I- the de:veloprnent lirnit !I- !1--et by San Di-ego Municipal Code !1--ection 131.0340(A). 

Accordingly, the Prcject i !l- prohibit-ed from dev-eloprn-ent on the p.arc-e:1 . 

3. The Project h Incom.htent with the Framework Plan. 

The SElR faih to dis.do!l--e the Proj-ect '!l- inconsfrt-enci-e:!1- with the Fr.arn-ework Pl.an . 

Fir!l-t , the SElR.cl.airn!I- th.at the Prcj-ect i!l- con!l-1!1-t-ent with Gt.nding Principl-e:!1- 2.3-e .and 2.4b 
bec.au!l--e the Prcj-ect would not r-eqt.nr-e .a Ph.a !l--e Shift . A!l-di ocu!l-!1--ed.above, thi!l-i!I- fal!l--e. 

The Prcj-ect faih to fall within .any of the narrow de:v-eloprnent .alt-em.ative!I- !1-pecifi-edin 

Council Policy 600-29 , .and therefore cannot proc-eed with out un&t1.aking the Ph.a !1--e Shi ft 

proc-eclure!l-outlined in Propo!l-ltion A. 

4. The SEm.Faih. to Disclose and Mitigate the P'rojecl's Inconsislency 

with the MSCP. 

The countywide: Multipl-e Specie!I- Con!l--erv.ation Pl.an CM SCP") "i!l-.a 

compr-ehenMv-e habit.at con!l--erv.ation planning program th.at .addr-e !l-!1--e!I- rnultipl-e !1-peci-e!l

h.abit.at ne-ed!I- .and the pre!l--erv.ation of native v-eg-et.ation cornrouniti-e: !1- for .a 900-s.quar-e 

mile area in wuthwestem Son Diego County." (MSCP, p. 1-1 .) The MSCPi , 

irnpl-ern-ent-ed by loc.aljuritdiction !I- though MSCP !1-Ubar-e.a pl.an !I-, "which de:ocribe !1-pecific 

irnplern-entingrn-ech.ani ~!l-for th-e MSCP." (lbfd.) The Multi-Habit.at Planning Ar-e.a 

CMHPA') i!I- the .are.a within which the p-errn.anent MSCP pr-e:!1--erv-e i!I- .a!l-!1--ernbled.and 

manag-ed for it!I- biologic.al re!l-01..Jrce!I-. (MSCP , p. 3-7 .) 

The Prcj-ect s.it-e i!l-govemed by the City of San Di-ego MSCP Subar-e.a Pl.an 

CSubar-e.a Pl.an"). "Th-e ov-er.archingMSCP goal i!I- torn.aint.ain .and enhanc-e biologic.al 
div-ertity in the r-egion .and con!l--erv-e vi.abl-e popul..ation!l-of-endangered, thre.at-ened, .and 

k-ey !1--enMtiv-e !1-peci-e!I- .and theirhabit.at!I-, th-er-eby pr-ev-enting local -extirpation .and ultimat-e 

-extinction , .and minimizing the ne-ed for futur-e lfoting!I- , whil-e enabling -economic growth 

in the region." (MSCP Subar-e.a Pl.an , p. 49.) The City of San Di-ego iHeqt.nr-ed to 
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Future Urbanizing to Planned Urbanizing Area, applies 
only to urban scale projects that require a public vote. 
As noted in MR-1, Land Use and Zoning Consistency, the 
project does not propose a General Plan Amendment or 
a phase shift and is not subject to a public vote; 
therefore, this policy is not applicable.  

O2-25 Please see MR-1, Land Use and Zoning Consistency. As 
discussed in this response, while the underlying AR-1-1 
zone accommodates a wide range of agricultural uses 
and the development of single dwelling unit homes at a 
very-low density, hospitals, intermediate care facilities, 
and nursing facilities are also permitted but subject to a 
CUP. The project is not a “Continuing Care Retirement 
Community,” which is a specific type of state-regulated 
housing facility for the elderly (see California Health and 
Safety Code Section 1771) that does not qualify as 
disabled housing under the FHAA. The project qualifies 
as a Nursing Facility that provides on-site assisted living 
care for disabled residents.  

Commenter expresses concern associated with the 
maximum permitted residential density in agricultural 
zones and that a Planned Development Permit in 
accordance with Process 5 per the regulations in 
Sections 131.0340 and 143.0402 of the SDMC is needed 
to increase the density. The Planned Development 
Permit process also requires leaving the remainder of 
the premises undeveloped in perpetuity. These 
regulations implement City Council Policy 600-29 Option 
3 for permitting residential development, which states, 
“(3) pursuant to the Planned Residential Development 
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"manage .and m.aint.ain l.and!I- obt.ained.a!I- mitigation where tho!l--e: l.and!l-have been 

dedic.atedto the City in fee title ore.a!l--e:ment ." (lbfd.) Further , the Sub.are.a Pl.an require !!. 

that " [m]itigation, when required.a!I- p.art ofprcject .approv.ah, !I.hall be performed in 

accordance with the City of San Diego Environment.ally Sensitive l.and!I-Ordinance .and 

Biology Guidelines." (Id. at 5 1.) 

1he Implementing Agreement to the MSCPfortifie!I- the!l--e: goah .andpolicie!I- with 

1e!l-triction!I-. The Implementing Agreement !1-t.ate!I- that the City of San Diego.agreeuo be 

re!l-pontible fo:r m.an.a@ng l.a~ within the MHPA in perpetuity , includingl.and!I- for 

which .a covenant of e.a!l--e:ment ha!I- been gr.anted to the City. (Implementing .4.greement 

§10. 6A , p. 26.) The SEIR idemifie,ihat a Prcject Detign Feature, PDF-B10-1, includ<, 

.a coven.ant ofe.a!l--e:ment forthe p:,rtion of the Prcject tite that include!I-MHPA . However, 

the SE!Rdoe!I- not !1-pecify .any kind ofm.anagement pl.an for thi !l- 1.and. 1he failure of the 

SEm. to !1-pecify .a management pl.an for the MHPAl.andconMitlne!l-deferredmitig.ation. 

Deferred mitigation viol.ate!I- CEQA. (Endangered Habfrars Leaguev County GfOrange 

(2005) 131 Cal. App. 4th 777 , 793-94; CEQA Guideline ,§ 15126.4(a)(l)(B).) Deferral 

i!l-penuitted when .a mitigation me.a!l-ure commit!I- to !1-pecific performance !1-t.andard!I-, but 

no ux:h !1-1.anda:r& .are included here . 

Further, the SEIR faih todi!I-Clo!l--e: the Prcject '!l- inconti!l-tencie!l-with the l.and U!l--e: 

ACj.acency Guideline !I-. 1he l.and U!l--e: AC:j.acency Guideline!I- .a:re guideline!I- that .apply to 

1.andus.e!I- that .are .adjacent toMHPA to emure minim.al imp.act !l- to the MHPA . 1he l.and 

Us.e ACj.acency Guideline!I- cover impacn :relating to drain.age , toxic!I-, liglning, nois.e , 

b.arrien, irrv.ative !1-pecie!I-, bru!ill management, .and gr.a-ding. (MSCP Sub.are.a Pl.an . pp. 47-

49.) 

1he SEm. cl.aim!!. that no toxic!l-irnp.act!I- woul.d occur, yet the SEm. relie!l-on .an 

improperly defe:r:red Storrnw.ate:r Pollution Prevention Pl.an (S\VPP) to mitigate irnp.aca 

:re!l-ul.ting from toxic!I-. A!l-expl.ained .above, CEQA doe !I- not.allow deferred mitigation 

withoi.n ,pecific perfomiance criteria . (CEQA Guideline,§ 15126.4(a)(l)(B).) 

The SEIR cl.airn!I- that the Prcject would not conflict with the guideline!I- :regarding 

liglning. The Guideline!I- !I.I.ate that lighting of.all developed.are.a !l- .aC:j.acent to the MHPA 

,hould be directed away from the MHPA , and shielding to protect the MHPA and 
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regulations that allow development at an increase 
density in exchange for permanent easements on 
undeveloped land,” and Option 2 for rural cluster 
development at a density of 1 unit per 10 acres. As 
discussed in more detail in RTC O2-23, the project is not 
proposing to develop pursuant to Option 2 or 3 but 
utilizes the CUP process in Option 4. Accordingly, the 
project is within the intensity limits for a CUP-based 
development under the base zoning. Therefore, a 
Planned Development Permit in accordance with 
Process 5 would not be required. 

Moreover, enforcing such a density limit, even if it were 
applicable, would allow non-disabled residents to live in 
the AR-1-1 zone, but not disabled elderly residents, and 
would therefore be subject to waiver as a reasonable 
accommodation pursuant to SDMC 131.0466.  

O2-26 Please see MR-1, Land Use and Zoning Consistency, and 
RTC O2-23. As this non-urban project would not require 
a phase shift, it would be consistent with Guiding 
Principles 2.3e and 2.4b of the NCFUA Framework Plan 
(see SEIR Table 5.1-2 in Section 5.1.3.1 for a consistency 
analysis of these policies).  

O2-27 The project’s consistency with the San Diego Multiple 
Species Conservation Plan (MSCP) Subarea Plan was 
analyzed in SEIR Section 5.4.3.4 and in SEIR Section 
5.1.3.3. The SEIR determined the Assisted Living Facility 
would comply with the MSCP and no biological resource 
impact related to an MHPA inconsistency would occur. 
Therefore, mitigation would not be required. As 
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~ntitive species Mlouldbe provided wlle:re neces~ry. The SElR.daims that tile: Prcject 

would not have lighting impacts becau~ exterior lighting would be directed downward or 

.away from the MHPA. But the Site Pl.an iliows parking spaces indo~ proximity to the 

MHPA boundary lin<. (SEJR,Figure 3-1, p. 3-21.) The SEJR include, noinfonnationto 

mitigate lighting impacts from the~ u~s. 

SElR. Appendix D , the Biological Repott relied on by the SElR., alw claims that 

the 100-foot wetland buffer would help to prevent lighting impacts. (SElR.,Appx. D, p. 

30.) But the wetland buffer extencb into the MHPA, wa portion of the MHPA is not 

included within the buffer zone. (SEJR, Figure 5 4-2, p. 5 .4-37.) Thu,, the buffer could 

not provide sufficient protection from lighting impacts. Moreover, neither tile: Repott nor 

the SElR. explain why a distance of 100 feet would shield the ~m.itive land from lighting 

impacts. 

lbe Landu ~ ACjacency Guidelines prohibit introduction ofinvative non-native 

pant species into areas aCjacent to the IvlHPA . l)vlSCP Sub.area Pl.an , p. 48.) 1ne SElR. 

identifies that a 2,182 M{Llare foot residential cutting garden will be placed in tile: 

wutheastem corner of the tite , directly abutting the MHPA boundary . lbe Mlrub plan 

identifies that the garden wilt be "~awnal and to be specified by property management 

company." (SEJR, Figure 3-4.,, p. 3-27.) No other detail, are provi<kdinthe SEJR 

regarding this cutting garden, nor are the garden's impacts analyzed. Given this garden's 
I!Cjacency to the MHP A, the SElR. must provide specific details regarding the 

oonstruction and operation of this gar-den, and include enforceable mitigation measures to 

ensure that no invasive non-native species are introduced in this garden or any of the 

landscaping onsi te. 

Finally, the Prcject violates the Landu~ ACjacency Guidelines regarding noi~. 

lbe Gui:delinesrequire protections to mitigate noi~ impacts aCjacent to the MHPA, 

including a reqtirement that "Excessively noisy u~s or activities aCjacent to 1-xeeding 

areas must incorporate noi~ reduction measures and be curtailed during the 1-x-eeding 

~awn of~mitive species." l)vlSCP Sub.area Pl.an , p. 48.) lnough the Prcject will have 

f!ignificant noise impacts to wikllife , the mitigation measures stated in the SElR. are 

vague , impermiscibly deferred. and inadequate. (Section IV.E.8.) Thus, the Project is 
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described in SEIR Section 5.4.3.4. the on-site MHPA area 
would be preserved in perpetuity via a Covenant of 
Easement in accordance with the City’s Environmentally 
Sensitive Land Regulations (see CM-BIO-1). The 
easement is a project CM and demonstrates the 
project’s compliance with the Environmentally Sensitive 
Land Regulations but is not compensatory mitigation for 
a biological impact of the project because the project 
has no direct impact on a protected species.  

O2-28 Section 5.4, Biological Resources, of the SEIR addresses 
impacts to wildlife. As described in SEIR Section 5.4.3 
and Chapter 4 of the Biological Technical Report 
included as Appendix D to the SEIR, the Assisted Living 
Facility would be required to comply with the City’s 
MHPA LUAGs as a standard condition of approval and 
CM, which includes measures relating to drainage, 
toxics/project staging areas/equipment, lighting, noise, 
barriers, invasives, brush management, grading/land 
development, and area specific management directives. 
These measures would be adhered to because they are 
required by the SDMC, and all conditions of approval 
must be complied with. As determined in SEIR Section 
5.4, with compliance with the LUAGs, that no significant 
indirect impacts to the adjacent MHPA would occur (see 
CM-BIO-1 in Table 3-3 of the SEIR).  

Regarding how existing regulations prevent a project’s 
drainage impact from rising to the level of significance, it 
is important to understand the regulatory structure. The 
Federal Water Pollution Control Act (also referred to as 
the Clean Water Act) was amended in 1972 to provide 
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incom.iMent with the Land Use Aij.acency Guideline s, .and conflicts. with the MSCP and 

the MSCP Suhar-ea Pl.an The SIJR. mu s.t be recircul.atedto analyze , dis.close, and 

:tl:ntig.ate these conflicts.. 

E. The SEIR.Faih to AnaJyze,Dis.dos.e, and:rvlitigate the P'roject's.Nais.e 

Impacts.. 

l. Effects. of'Nais.e Po11ution on BeaJth Are E:xtens.ive. 

" [f]hrough CEQA. the public h.as..a s.t.atutorily protected intere st in quieter noise 

environrnenn." (&rkel~y Ke~pJers Chier rhe Bay Commirreev. Board l.f Pon Com'rs 

(200 I) 91 Cal.App.4th 1344, IJBO.) De,pite tMsclear mandaieto analyz,, noise 

impacts, the SEJR omits a discussion ,;;fthe Mtensive health impacts ,;;/noise e,.posure, 

a,required by CEQA (Cf Sierra Club v. County</ Fresno (2018) 6Cal.5th 502, 521). 

Exces.s. noise pollution c.an c.au se hearing dam.age .andlos.s.. loud noise , either 

experienced .as a Mngle event orcontinuou~y over time, c.an dam.age cells in the inner e.ar 

that detect wund.andhelptr.anMnit information on wundto the 

br.ain. (https.:l/www.cdc.gov/ncehlhe.aring los.~how <lo-es. loud noise c.ause hearing lo 

ss..lnml incorporated by reference.) Dam.age to these receptor cells. is perm.anent .and 

cannot be rep.aired (lbid.) Such dam.age can make it difficult to hear. including c.auMng 

difficulties. in unders.t.anding s.peech . (}bid.) 

Sound level is meMuredin dBA. 

(https://www .nonoise.org/libr.ary/suterhuter.lnm#physic.al , incorporated by reference.) In 

1974 the EPA reco:rwuendedth.at the equivalent A-weighted wund level over 24 hours 

(l~4)) be no greater th.an 70 dBA to-en sure .an.ad-equate m.ar&n of safety to prevent 

hearing loss .and dam.age. (httpd /nonoi se. org/libr.ary/level s 74/leveb 74 .lnm, incorporated 

by reference .) To prevent intetference with .activitie s. .and .annoyance , the EPA 

recommended .a day-night .aver.age wundlevel no greater th.an 4S dBA for indoors. .and SS 

dBA for outdoors.. 
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that the discharge of pollutants to waters of the United 
States from any point source is unlawful unless the 
discharge complies with a National Pollutant Discharge 
Elimination System (NPDES) permit. The 1987 
amendments to the Clean Water Act added Section 
402(p), which establishes a framework for regulating 
municipal and industrial stormwater discharges under 
the NPDES Program. The U.S. Environmental Protection 
Agency (EPA) published final regulations in 1990 that 
were then updated in 1999. The 1999 regulations 
provide that discharges of stormwater to waters of the 
United States from construction projects that 
encompass 1 or more acres of soil disturbance are 
effectively prohibited unless the discharge complies 
with a NPDES permit. The State Water Resources 
Control Board adopted a statewide general permit that 
applies to stormwater discharges associated with 
construction and land disturbance activity. 

The latest construction general permit was issued in 
September 2022, and it includes requirements to follow 
the modern best management practices developed by 
an expert technical advisory committee of hydrologists 
and water quality experts, which filter out excessive 
sediment or pollutants in stormwater and prevents 
them from leaving a project site. As such, the project’s 
requirement to obtain a construction general permit 
and follow its requirements ensures project drainage 
impacts do not adversely impact the adjacent MHPA.  

The project is required to prepare a stormwater 
pollution prevention plan (SWPPP) by law and as a 
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The SEIR. must rel.ate the: ~ he:.alth impact$ of exceMive noi ~ expo$ure to the 

Prcject's Ygtificant noi~ impact$ 

2. Noise Impacts.from the Church Project and the Assisted Living 

Project Mud be Am1Jyzed Together. 

A$ stated.above, the SEIR. providesclat.a from only the: Ascisted living Prcject. 

However, the: Prcject is aij.acent to the: Church Prcject , and the: developer is seeking an 

.amendment to the: Conditional u~ Permit for the: ChurchPrcject to include a condition 

for .a lot-tie .agreement requiring the Church andA$cistedliving Facility to be developed 

.as one overall prcject. (SEIR., p. ES-1 .) Thus, the: impacts of both prcjects MlOUld be 

.analyzed and reported together. 

\¥rule ooi~ impacts were studied ~parately in the: SEIR..andthe 2014 Church 

SEIR., the combinednoi~ impact$Ofboth prcject$.are unknown. Ths is bee.au~ due to 

the: logarithmic measurement ofwundin decibeh, "the: tot.al wundpre$sure created by 

multiple wund wurces doe$ not ere.ate .a mathe:matical additive effect ." (New York State 

Department of Environmental Con~nration, "A$~scing andMitigatingNoi~ Impact$," 

.av.ail.able .at hnps://www.dec.ny.gov/<locs/permin ej operations pdf/noi~2000 .pdf, pp. 

B-9; Minnewt.a Pollution Control Agency. "A Guide to Noi~ Control in Minnewta ," 

.av.ail.able .at hnpd/www.nonoi~.org/libraryhndb.acic/Sound.pdf pp. 6-7.) Bee.au~ the 

Prcject will be developed togethe:r , the: SEIR.mu$t include the:~ combined.analy~s. 

3. Construction Noise Impacts. Cannot be Evaluated Unti] there is an 

Updated Construction ScheduJe. 

The SEIR. include s .an outdatedcomtruction sche:dul.e that assumed construction 

would commence in January 2023 . The SEIR should include .a revi~dandrealistic 

construction sche:dule that .aho incorporates comtruction of the: three unbuilt , previously 

.approved.access.cry buildings on the Church cite . 
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standard condition of approval that would be monitored 
and enforced by the City (see CM-BIO-5). It is a CM that 
ensures impacts do not rise to the level of significance; it 
is not mitigation. Therefore, it cannot be deferred 
mitigation. See RTC 02-13. SWPPPs are site specific and 
project-specific; they are effective in preventing impacts 
from rising to a level of significance because qualified 
professionals (Qualified SWPPP Developers) determine 
the erosion and sediment control techniques and 
pollution prevention measures to be applied to the site 
based on decades of use in the construction industry. 
The project specific SWPPP prepared by the Qualified 
SWPPP Developer and submitted by the Legally 
Responsible Party for the property is required to be 
uploaded into the State Water Resources Control 
Board’s SMARTS system for approval before a waste 
discharge identification number is issued for the project. 
Construction is not permitted to begin until after the 
waste discharge identification number is issued. The 
construction general permit outlines a process to 
determine a project’s risk based on schedule, soil 
erodibility, and receiving water risk, which then leads to 
specific requirements for the project SWPPP. The 
construction general permit also contains effluent 
limitations and action levels for dischargers.  

These measures outlined in the project-specific SWPPP 
have been proven effective in physically separating any 
toxics from the MHPA lands, including erosion control 
(scheduling, preservation of existing vegetation, soil 
binders, geotextiles, etc.), sediment control (silt fence, 
fiber rolls, gravel bag berms, manufactured linear 
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4. The SEIR Mud Define and Identify Sensitive Receptor,. 

The SEIB. fuih to d-e.arly define the noi~-~mitiv-e u~s th.at surround the tit-e . 

The Prcjeict tit-e is loc.at-edin a highly ~ntitiv-e .ar-e.a with num-erous noi~-~ntitiv-e u~s. 

Asm-e.asur-edon Googl-e Maps, th-e following ~ntitiv-e r-ec-epton occur within 500 f-e-et of 

the Prcj-ect tit-e : 

• St.al.lions Crostingr-etidenti.al dev-elopm-ent , which inch..1d-es 47 r-etidenc-es. 

• H.anr-est Ev.ang-elic.al Church, loc.at-ed at 13 &&5 El Camino R-e.al, San Di-ego, 

CA 92130. 

• St. Sark.foi\rm-eni.anChurch , the .aswci.at-edprcj-ect that was the sul:j-ect of 

the 2014 Clrurch ElR. 

• The San Di-eguito Riv-er Park Dmt Devil N.atur-e Tr.ail. 

The SEIB. muM sp-eci fie.ally identify the~ noi ~ -~ntiti v-e u~s th.at surround the Prcj-ect 

it-e as ~ntitiv-e r-ec-epton .and-enrnr-e that .analy~s .accur.at-elyc.aptur-e impacn to the ~ 

U~S. 

5. The SEIR.',Nohe MeuurementLocation,DoNot Provide the FuJJ 

Picture ofNoi,e Impact,. 

The SEJR.. m-e.asur-es outdoor .ambi-ent nOL~ 1-ev-eh at only two locations: on the 

w-eM-ern and winhe.ast-em bouu<lari-e s of the Prcj-ect tit-e . (SEJR.., Appx. J, pp. 13 , 15 .} 

Ther-e fo nom-e.asur-em-ent point loc.at-ed on wuth-em boundary ofth-e P rcj-ect tit-e , which 

0:r-ectly .abtJt s the r-etid-enti.al dev-elopm-ent wuth of the Prcj-ect tit-e. The SEJR..only 

me.a suru traffic noi~ near the r-etidenti.al dev-elopm-ent . (SEJR.., p. 5. 10-24 [SC 1] .) Th-e 

SEIB. thus fuih to .adequat-ely .as~ss the Prcj-ect' s operational noi~ impacts to th-e 

1-e tidenti.al devdopm-ent . TI-le SEIB. ~par.atdy a s~s~ s the impacts of noi~ from HY AC 

units in sh.ar-ed spac-e s and individual unit s, and the -em-erg-ency g-ener.ator, but .addr-e s~ s 

no other stationary operation.al noi~ impact s. For -ex.ampl-e , th-e Prcj-ect includes au 

outdoor ~.atingcoutty.ard.along the winhern border of the tit-e , which .appears to contain 

a lap pcol. (SEJR, Appx. J , p . 5.) The SEJR rnmt analyze ooio, impact, from th< 

Prcj-ect' s outdoor r-ecr-e.ation .ar-e.as. 
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sediment controls, etc.), non-stormwater control 
(dewatering, paving and grinding BMPs, vehicle and 
equipment cleaning/fueling/maintenance BMPs, etc.), 
material and waste management (material delivery and 
storage BMPs, stockpile management, spill prevention 
and control, solid waste management, etc.), Total 
Maximum Daily Load-related BMPs (when applicable) 
and post construction stormwater management 
measures. Qualified SWPPP Practitioners are 
responsible for the implementation of the SWPPP, along 
with the Qualified SWPPP Developers, and are required 
to perform regular inspections and implement specific 
procedures before, during and after a storm event. A 
project may also be required to implement stormwater 
sampling of effluent based on its risk level or other 
factors. Even if the SWPPP requirement were not a CM, 
a requirement to prepare a SWPPP in accordance with 
applicable law would not be deferred mitigation 
because it is subject to compliance with performance 
standards established by law, including NPDES General 
Permit for stormwater discharges associated with 
construction and land disturbance activities Order WQ 
2022-0057-DWQ NPDES NO. CAS000002.  

As concluded in Section 5.4.3.4 of the SEIR, 
compliance with these conditions would ensure 
indirect project impacts would be minimized during 
both construction and operations. Measures relating 
to drainage, toxics/project staging areas/equipment, 
lighting, noise, barriers, invasives, brush 
management, grading/land development, and area-
specific management directives would be adhered to 

Ms. Sar.a Osborn 
June 23 , 2023 
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Neither is there a mearnrement point on the north boundary of the Prcje-ct site, 

which wouldas~ssimpa-cts to the Church u~ s. There is alw no measurement point on 

the northeastern boundary of the Prcje-ct site, which would provide greater M~sMUent of 

the impacts to the MHPA. The failure to as~ss sound impacts at the ~ locations i s a 

prejudicial oro:i ssion that renders the draft SEIR. invalid 

6. The SEIR.'s Traffic Noise Impacts are Underestimated. 

The SEIR. also underestimate s the Prcject 's traffic noi~ impacts. As ~t forth in 

the expert -comments prepared by Mr. Tom Brohard, the Prcje-ct relies on an assumption 

of 210 average daily trips, which is an underestimate . The analysisoftraffi-c noi~ must 

be reevaluated using an assumption of 331 average daily trips, which a,c,curately estimates 

the Prcje-ct ' s trip generation. 

Additionally , the SEIR. relies on a misleading noi ~ measurement location (SC 1) 

to as~ss roadwaynoi~ impacts to the Stallions Crossing residential development. SCl 

is located -fur from the Prcject site , on a ~,ction ofEl Camino Real outside the Stallions 
Cro,sing development. (SEIR, Figure 5.10-1 , p. 5 .10-25.) Thi , measurement will not 

capture the noi~ impacts oftraffi,c within the Prcje-ct site and.the Church site, including 

-from parking andemergency vehicles. Nor does this measurement capture the impact s 

on the residencesclo~st to the Prcject site. The SEIR. should measure traffic noi~ at the 

wuthem boundary of the Prcje-ct site in order to rectify the~ inadequacie s. 

7. The SEIR Must Evaluate Sleep Disturbance. 

Excessive wundlevel -can have a profound health impact by disturbing 

!!l.eep. Sleep disturbance is -considered "the most deleterious non...auditory effect of 

environmental noi~ exposure . be-cau~ undisturbed sleep ofa sufficient length is 
needed for daytime alertness and performance , quality ofli fe , and health." (Ba mer et al. , 

Audfro,yand Non-Audfro,y Ejfeas ,fNofse on Healrh (2014) 383 Lancet 132), 

13 29 .) Repeated sleep disturbance -can -change sleep structure, including "delayed sleep 

on~t and early awakenings . reduced deep (slow-wave) and.rapid eye movement sleep, 
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such that no significant indirect impacts to the 
adjacent MHPA, short- or long-term, would result. 
Additionally, the functioning bioswale designed into the 
project will also ensure that no toxic chemicals or 
byproducts enter the MHPA through stormwater runoff 
or other site drainage. This is because the stormwater 
from the site is directed into the bioswale, which has 
been proven by experts to filter out toxins before the 
water leaves the swale. Please also see MR-3, Indirect 
Impacts Relative to Multi-Habitat Planning Area (MHPA) 
Lands and Biological Resources. 

O2-29 Parking lot lighting was analyzed in SEIR Section 5.9.3.6. 
As described in the SEIR, to avoid light trespass onto 
adjacent properties and urban sky glow, all lighting 
would be directed downward, shielded, and of the 
minimum intensity to ensure adequate illumination and 
safety; it would also comply with the City’s Outdoor 
Lighting Regulations found in SDMC Section 142.0740. 
The purpose of those regulations is to provide 
standards for lighting that minimize negative impacts 
from development to surrounding property, which 
includes open space areas surrounding the Assisted 
Living Facility. See SDMC Section 142.0701. Moreover, 
the City’s Outdoor Lighting Regulations require the 
permittee to also follow the lighting regulations in 
California Energy Code, California Code of Regulations, 
Title 24, Part 6; Green Building Regulations (Chapter 14, 
Article 10); and Electrical Regulations (Chapter 14, Article 
6), all of which were found by experts to minimize 

Ms. Sara Osborn 
June 23, 2023 
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and.an increa~ in time spent awake and in superficial sleep stages." (ld. at 1330.) 1be 

Wort-term effects of sleep (hturbance include "imp.airedmood, su1::jectively and 

o1::jectively increa~ daytime sleepiness, and imp.aired cognitive 

performance." (lbfd.) Exposure to noi~ during sleep "m.ay increa~ blood pressure, 

heart rate , and finger pul~ amplitude u well as body movements." (Stansfeldand 

Mothe ,on , Norse Pollution : Non-Audrro,y E;fects on Health (2003) 68Brit . M<d Bull. 

243, 244.) 1n 1974, the EPA oboervedthat a niglmime portion ofa day-night av<rage 

sound level of approximately 32 dB should protect agaimt sleep 

interference. (httpd/nonol~ .org/lihrarylleveh 7411eveh74 .htm, p. 28.) 

Despite the potential for the~ harmful impacts, the SEIR. faih to sufficiently 

analyze sleep disturbance and dis.do~ the Prcj ect' s ri sh of sleep disturbance to the 

public and decis.ionroaken. 1be SElRis required to analyze anddi sdo~ "the nature and 

the magnitude" of the Prcj-ect 's potential. impact on sleep disturbance and must connect 

the potential health imp.acts of sleep disturbance to the noi~ imp.aca-frarn the 

Prcject. (Frfant Ranch, st.pra, 6 Cal.5th 502, 519-21 .) The Prcject abuts residential 

properties to the south of the Prcject cite. Familie s with smtill ch:ildren,p.articularly 

infants, will be imp.acted by the comtruction noi~ . even if construction is limited to 

certain hours 

8. The SEIR' s Noise :Mitigation Measures. an Inadequate:. 

The SEJR identifies that the PrcJect ' s construction nol~ will exceed the 75 dBA 

leqthreshold (SEJR, p. 5.10-18.) The PrcJect would thus have imp.acts to breeding 

wildlife when construction occun during the breeding ~a son. (lbfd.) 1be SEJR claims 

that implementation ofMitigation Measure MM-NOl-1 would re sult in le ss than 
significant imp.acts. 

MM-NOI-1 is an impermi ss.ibl y vague mitigation measure that does not meet 

CEQA', ,tan&rds for deferred mitigation . MM-NO 1-1 ,imply defer, mi ligation to the 

dis.::retion of the "prcJect applicant or iacontractor." (SEJR, p. 5. 10-20.) MM-NOI-1 

identifie s general options for implementation, including "aclrninistrative controls," 

"engineering controls," and the imtallation of sound blankets for noi~ abatement on the 

lS 

02-41 
Cont. 

02-42 

Page 28 of 79 in Comment Letter 02 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-69 October 2024 

impacts of excessive lighting at the time the standards 
were adopted. See SDMC Section 142.0740(a)(3).  

As currently designed, the parking lot is proposed to be 
built approximately 40 feet away from the native MHPA 
lands and would sit approximately 15 feet in elevation 
above sensitive habitats, further reducing potential 
MHPA lighting impacts. This is adequate to prevent a 
significant impact from lighting to the MHPA because 
the shield creates a physical barrier between the 
project’s lighting and the MHPA. No mitigation for 
parking lot lighting is required because compliance with 
the lighting ordinance is a CM that ensures impacts do 
not rise to the level of significance. Please refer to RTC 
L1-5 regarding the project’s impacts on the habitat 
adjacent to the MHPA. Therefore, it is not deferred 
mitigation. See RTC O2-13. 

Sensitive vegetation communities within the MHPA are 
additionally protected with a 100-foot avoidance buffer, 
as shown on SEIR Figure 5.4-2. As required by the City’s 
Biology Guidelines, the buffer was established around 
sensitive habitats within the MHPA and provides space 
within which natural screening of the sensitive habitat 
can occur, blocking adjacent sensitive areas from any 
direct line of sight and providing a transition zone 
between the lit urban areas and unlit MHPA lands. The 
avoidance buffer does not include non-native vegetation 
and land covers; thus, the buffer does not extend to 
include some portions of the thin strip of non-native 
habitats that acts as a natural barrier between MHPA 
lands and the project impact area. Those non-native 
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southern boundary for the tit-e. (lbfd.) The prcj-ect .applic.a:nt--or .a contr.actor---<:ould 

-elect toimpl-em-ent "on-e or mor-e" of the ~ unspecifi-ed optiom in .any m.anne:r it choo~s. 
(ibid.) Th $ falls far Wort ofCEQA' s r-equir-em-ent to .an.alyz-e .and-dfodo~ .all f-e.atibl-e 

mltig.ation m-e.a$ur-es. 

Mitigation raea,urern1ust be enforceable . (Pub . Re,ource , Code§ 21081. 6(b).) 

Th-e so--call-edmitig.ation .appli-edby MM-NOI-1 must "yi-eld.a mirimum of 

.approx:im.at-ely 10 dbA of Con$truction noi~ r-eduction during the grading pha~ of the 

prcj-ect," but th-er-e is no m-ethodof quantifying or-enforcing that r-equir-em-ent . Mor-eov-er, 

without sp-ecifi-edmitig.ation, th-er-e i $ no .ability to .as~$S whether MM-NOI-1 will b-e 

-eff-ecti v-e in r-e-ducing construction noi ~. ( Kfn g & Gardfner Farms, UC v. Cou my lf 

Kern (2020) 45 Cal.App.Sth &14, &66.) Tiru,, MM-NOI-1 doe mot coraply with CEQA 

.and is impermi $tibly d-ef-err-ed. 

Th-e Noi~ R-eport .also cl.aims that th-e Prcj-ect's r-equir-em-ent to comply with the 

local noi ~ ordin.anc-e i$.a "compli.anc-e m-e.asur-e." (SEJR, Appx. J, p. 33.) But the SEIR. 

may not r-ely on compli.anc-e with th-e 1.aw to .avoidnec-e:$s.ary .analysis. (Cal1fornfansfor 

Alrernarfves ro Toxfcsv. I¼parrm,mrc.fFood &Agrfculrure (200)) 136C.al.App.4th 1, 

17.) 

Th-e Noi ~ R-eport .al so incl u-de $ CM-NOI-2 • .another "compli.anc-e m-e.a $ur-e," 
r-equiring th-e installation of wund blank-et $ or comp.ar.abl-e barri-en in the coast.al s.ag-e 

$CnJb ponion ofth-e MHPA . if grading occurs during the California gn.atc.atcher br-e-eding 

~.ason . (SEIR..,Appx. J , p. 3 3.) As $t.at-edin S-ectionIV.B, the SEIR..'$ "compli.anc-e 

m-e.a $ur-e: $" must b-e ~p.ar.at-ely .an.alyz-ed.as mitig.ationm-e.asur-es in ord-er to fulfill CEQA' s 
r-equir-em-ents ofinfonn.ationdi$Closur-e. Mor-eov-er , w-e qu-estion the-eff-ectiv-ene$S of this 

d-ef-err-edmitig.ation m-e.asur-e ; .a far mor-e -eff-ectiv-e .andf-e.atibl-e m-e.asur-e would b-e to .avoid 

grading during the br-e-eding ~.awn of the California gn.atc.atcher or .any other ~ntitiv-e 

$peci-e:$. 
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vegetation communities within the MHPA that are not 
protected by the 100-foot avoidance buffer are included 
in the conservation easement and are similarly located 
mostly downslope in relation to the proposed 
development and lighting. The topography of the land 
provides a level of natural screening which, over time, 
will be supplemented by project landscaping (i.e., tree 
and shrub growth) along the western edge of the 
project, acting as an additional buffer. As analyzed in 
Appendix D, the project will include exterior lighting and 
light fixtures to aide in the functions of providing safety 
for residents, but these would be shielded or directed 
away from the MHPA. All exterior lighting on the 
building façade and elsewhere on the property will be 
designed to be directed downward or away from 
the MHPA.  

The 100-foot wetland buffer along the eastern project 
boundary will provide additional protection for the 
MHPA from light from the development because it 
provides additional distance from the light source to the 
MHP. While this further reduces the impact, this buffer 
is not relied upon to prevent a significant lighting 
impact. It serves as additional substantial evidence for 
why there are no special circumstances at the site 
where compliance with the City’s Outdoor Lighting 
Ordinance would still lead to a significant lighting impact 
to the MHPA, even if some portion of the buffer 
overlapped with the MHPA.  

O2-30 SEIR Chapter 3, Section 3.3.2.3, has been edited to 
clarify that there are two separate garden spaces 

Ms. Sar a Os.born 
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9. The SEIRFai]s tolmp] ementA]] F eaUb]e :Mitigation for 

Construction Impacts. 

The SEJR.. is. re((l..ired to contider and adopt all featible mitigation 

measures. (Kfng & Gardfner Farms, LLCv. Cauntyc.f Kern (2020) 45 Cal.App.5th 814, 

852 , 866 . 869.) 1he following mitigation mea sure s must be contidered 

locating or parking all stationary construction equipment as far from 

~nti ti ve receptors. as. pos.tible . and directing emitted noi s.e away from 

~ntitive receptors.. 

Verifying that construction e((l..i pment has. properly operating and 

maintained muffler s 

limiting comtruction hours. to daytime hours. on weekdays. only (9am 

to Spm, Monday to Friday). 

Replacing ga s- and dies.el-powered equipment 'With-electric e((l..ipment 

to reduce the nois.e impacts. associated 'With operation of that 

-equipment . 

F. The EIR Faih to Adequate]y AnaJyze and :Mitigate Fire Danger 

The SEJR.. admits the Pr-eject is. located in a Very High Fire Haz.ard Severity Zone, 

but finds. that , clue to the inclution of fire protection features. iu a previous, nearly 10-

y<ar-old ElR, that impact, ofwildfir< hazard, will b< 1,., than ,ignificont. (SEJR p . 7-7 

through 7-9.) 1he SEJR.. dis.clos.es. tlis.conclution about the Pr-cject ' s. fire safety in the 

"Effects. Not Found to Be Significant" chapter . Thus., the SElR..entirely omits.analyti s. of 

the Pr-eject• s. 'Wildfire impacts. and its ability to safely evacuate re ti dents if needed Th s. 

omis.tionviolates.CEQA and must be corrected 
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proposed as part of the project: a memory care garden 
and a cutting garden. As described in SEIR Chapter 3, 
the Assisted Living Facility, including the memory care 
garden and cutting garden, would be required to follow 
the MHPA LUAGs. The City’s LUAGs require that no 
invasive non-native plant species shall be introduced 
into areas adjacent to the MHPA in order to comply with 
the City’s Environmentally Sensitive Land regulations. As 
such, it is a CM, relevant and applicable to the site, not 
mitigation. See RTC 02-13 and MR-3, Indirect Impacts 
Relative to Multi-Habitat Planning Area (MHPA) Lands 
and Biological Resources.  

As shown on SEIR Figure 3-4a, the memory garden is 
located on the opposite side of the project site relative to 
the MHPA boundary, which would also comply with the 
City’s LUAGs. The cutting garden is located on the 
southeastern portion of the project site and is buffered by 
a proposed landscaped slope (see SEIR Figure 3-4a). Both 
gardens will be seasonal as specified by the property 
management company. Construction and operation of 
these gardens by the property management company 
must comply with the LUAGs as a condition of the permit. 
It has been evaluated in the SEIR and it was determined 
there would be no significant impacts; therefore, no 
mitigation is required.  

Further, MSCP staff reviewed the plans during the 
development of the EIR and reviewed the landscaping of 
the project. MSCP staff would also review all plans 
during the plan check review and prior to grading 
permit issuance. Nonetheless, additional details 

Ms. Sar.a Osborn 
June 23 , 2023 
Pagel I 

l. The 2014 EIR Failed to Analyze Fire-Related Impach. 

"\Vhile CEQA petmitsa lead agencytor-ely on paM environmental review, that 

petmi scion only exi su for CE QA review that wa $ conducted. The 2.014 Church ElR. did 

not actually analyze that prcject's impacts on wildfire and fire evacuation. Instead, the 

2.014 ElR placed its fire dis.cu$cion in the chapter"Effect $ Found Not to Be Significant." 

1he entirety of the 2.014 ElR.'$ dis.cuscion fr as follows: 

1he prcj~t cite is located within the City of San Diego "Official Very High 

Fire Hazard Severity Zone" (City of San Diego 2009) andinclude, a 

wildl.and-urban interface along the northern , $01.lthern , andeastern prcject 

boundaries. Dudek prepared a Fire Fuel LoadModel Report for the St. John 

Gara bed Prcject that i, included a, Appendix H (Dudek 2012). The prcj ect

speci fic Brmh Management Pl.an fr included as Attachment 5 to the Fire 

Fuel Load Model Report . 1he Brush Management Pl.an $pecifies that brutlt 

management will be provided on cite through a method ofaltemative 

compliance approved by the Fire Man.hall conciMent with Land 

Development Code 142.0412( I). Per the Fire Fuel LoadModel Report , 

with consideration of the climatic, vegetation, wildl.and-urban interface, and 

topographic characteri$tic$alongwith the fire behavior modeling re$ults 

and fire history of the area , the prcj~t cite, once developed, is determined 

to be at low ri $kofwildfire Marting on the cite . The potential for off-cite 

wildfire buning onto , or showering embers on the cite exist$, bl.It is 

concideredlow ri$k based on the type of construction and fire protection 

feature s that will be provided for all Mructures. Additionally, the prcject 

includes featureslfrtedin Table 3-1 ofthfr ElR. that would ensure that the 

ri$koffire spreading to the on-cite structures is low. Impacu from wildfire 

hazard would be less than significant . 

(2014 EIR pp. 7-2 through 7-3.) The 2014 EIR claitm thatthe prcject cite will have low 

risk once it i$developed, based on climatic, vegetation, wildl.and-urban interface, and 

topographic characteristics, but it faih to even summarize what those characteriMics are . 

InMead, the 2.014 ElR.contaim bare co:nclucions that the Prcject will be safe . CEQA 
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regarding these gardens have been added to the Final 
SEIR Section 3.3.2.3 for clarification purposes. Such 
revisions are not substantial, and pursuant to CEQA 
Guidelines Section 15088.5 would not require 
recirculation of the document.  

O2-31 As described in SEIR Section 5.10, the project would be 
required to implement temporary solid barriers to 
ensure that construction noise would not exceed the 60 
dB limit during the gnatcatcher breeding season (March 
1 through August 15). Noise attenuation could be 
achieved via 8- to 12-foot-tall fencing that includes 
sound blankets or comparable temporary solid barriers 
(e.g., overlapping plywood sheeting) along site boundary 
fencing (or within, as practical and appropriate) to 
dampen construction noise between the southeastern 
region of the construction site and this coastal sage 
scrub area (CM-NOI-2). These implemented barriers 
would keep construction noise exposure levels at the 
boundary of the coastal sage scrub within the MHPA to 
60 dBA hourly sound equivalent level (Leq) or less; thus, 
keeping the project compliant with the City’s LUAGs (see 
CM-BIO-1 in Table 3-2).  

 If project site grading activity occurs during the 
gnatcatcher breeding season, the southern extent of 
these temporary barriers implemented in CM-NOI-2 
may represent part of MM-NOI-1 application and would 
be installed prior to and/or remain in place after the 
gnatcatcher breeding season is over. The noise CMs and 
MMs provided in the SEIR are enforceable and clearly 
define performance measures to be met prior to 

M !I-. Sar.a O !1-bom 
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require!!. that .an EJR'!l-conclucion!I- be !1-upported byfacu. B.are conclm.ion!I- .are 

in!l-ufficient . 

The 2014 ElR M!l-ert!I- that the " potential for off-cite wildfire burning onto , or 

showering emben on the cite" i !I- low ha !1-ed on the con!l-truction m.ateri.ab .and fire 

protection feature !!., but it fail!!. to di !I-CU!l-!1- what tho!l-e feature !!. are or how they will work, 

or the di!l-tance the underlying report .a!l-rnmed fire br.anl'.kcouldtr.avel. The 2.014 ElR 

iailedto conduct the requicite .analyci!l-ofthe Prcject'dikely fire and evacuation-related 

imp.a<::t !I- and ,cannot be relied on here 

2. The SEIR. Re pea h the Mhtakes of the 20 l4 EIR. 

The current SEIB. di!I-Cu!l-cion of fire i !I- cim.ilar to (nearly identical . really) that in 

2014 Em., finding that the potential for off-cite fire " i!l- ,concideredlow ba!l-ed on the type 

of <::on!l-truction .and fire protection feature!!." th.at are not detailed in the <liocu!l-cion. (SElR 

p. 7-&.) The <li!I-Cu!l-cion continue!I-, "Additionally , the A!l-ci!l-ted living Facility cite 

include!I- fe.ature!l-li!l-tedin Table 3-2 . . . that woulden!l-ure th.at the ritlc. of fire !1-pre.a<ling to 

the on-cite !1-tructure!l-i!l-low." (lb fd.) Noan.alyci!l-ofthe!l-e feature !!. or their relative 

efficacy in reducing fire ri!l-ki !I- provided. CEQArequire!I- that an Em. di!I-CU!l-!1- the efficacy 

of propo!l-edm.itig.ation me.a!l-ure!I-. (San Joaqufn &ipror Rescue Cenrer v. Countylf 

Merced (2007) 149 Cal.App.4th 645.) 

But an Em. cannot iocorpor.ate " the propo!l-edm.itig.ation mea!l-ure!l-into it!l

de!I-Cription of the prcject and thencooclude D that .any potential imp.a<::t !I- 'from the prcject 

will be le!l-!1- th.an cignific.ant." (Lotusv. lkparrment c.fTram:port.ation, 223 Cal .App.4th 

645, 655-65 7.) Thi, i, exactly what the SEIR. doe,here. lnsteadofadrnitting that ther< 

are inherent -d.anger!l-in locating an A!l-ci!l-tedliving Facility in a Very High Fire Hazard 

Severity Zone, m.any ofwhi-chm.ay be m.itig.able , the SElR take!I- .a short-cut. Th !I- !I.hart-cut 

i, "oot merely a hamtle» procedural fuiling . .. [it] ,ubvert>the putpo,e, ofCEQA by 

omitting material. nece!l-!1-.ary to infonneddecicionm.aking .andinfonned public 

participation." (Lotus, 223 Cal.App.4th 645 , 65&.) Forthi !l- re.awn, .anElR that 

compre!l-!1-e !I- the an.al yci !I- of imp.a-cu and mi tig.ation me.a !1-ure !I- violate !I- CEQA (ld. at 65 5 -

656.) 
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obtaining a grading permit as required by CEQA. Both 
MMs are within the MMRP which is a condition of the 
permit, and CMs are compliance measures that are 
required. The CM and MMs do not constitute deferral of 
mitigation. Combined, these CMs and MMs reduce the 
project noise impacts to less than significant and would 
comply with the LUAGs requirement to reduce 
construction noise during the breeding season of 
sensitive species. See also MR-3, Indirect Impacts 
Relative to Multi-Habitat Planning Area (MHPA) Lands 
and Biological Resources, and RTCs 02-32 to 02-45. This 
the information provided does not demonstrate that the 
Draft SEIR was inadequate and conclusory in nature and 
would not trigger recirculation of the SEIR per CEQA 
Section 15088.5. 

O2-32 Noise can cause adverse health effects, as well as 
affecting residents’ living patterns, speech, and sleep, if 
exposure levels are sufficiently elevated and/or 
experienced over long periods of time. The noise 
analysis in the Section 5.10 of the SEIR assesses 
potential impacts in terms of dBA and evaluates them 
per applicable City noise regulations and significance 
thresholds that are compatible with relevant EPA 
recommendations for exterior noise limits. For instance, 
55 dBA is the City’s hourly Leq limit for the exterior of 
multifamily homes during daytime hours, and 45 dBA 
CNEL is the hourly limit for residential use interior 
spaces. Both of these are consistent with the EPA 
guidance referenced by the comment. The EPA 
guidance, and therefore the City thresholds, is based on 
decades of EPA based research that includes 
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Further, a readofTable 3-2 reveah. that it ,contains a liM of requiredds.c:retionary 

actions, none ofwhi-ch are drectly related to reducing fire rfok. Table 3-3 , found in the 

~par.ate, Prcje-ct De:s.c:ription of the SEIR., identifies PDFs, indudng interior sprinklen, 

reduced buildng openings, "alternative" brush dearance -compliance, irrigated 

lan&caping, and window glazing and gyp sum sheathing on -certain buildng finishes. 

PDF-Fire-2 and PDF-Fire-3 merely require -code -compliance for emergency vehide 

ac,ce ss and water deli very. (SEIR. p. 3-19.) A prcj ect' s -compliance with -code does not 

ne-cess.arily ensure that environmental impacts are mitigated below significance. 

The SEIR. is al so dear that the propos.-ed arrangement ofbuildngs less than 100 

ieet -from the edge of the property predudes-complianc-e with the San Diego Fire-Res.c:ue 

Department Brush Management Zones. (SEJR p. 7-S..) A-c-cordngly, "alternative 

-compliance woW.d be required." (lbfd.) This, alone , may -constitute a significant fire 

impact that requires analysis and mitigation in an EIR.. 

Under alternative -compliance, the Prcje-ct would have smaller brush dearance 

zones with either paving or irrigatedlands.c:aping. The Prcj e-ct would ah.o include dual

pane4 tempered glass -doors and windows and Type X fire rated gypsum sheathing on the 

eastern side of the structure. V/hile thes.-e features will -certainly improve the Prcje-ct's 

performance in fire -cond tions, the SEIR. -contains no analysis supporting its -concl us.ion 

that alternative-compliance will reduce the likelihood of ignition . Again, anEIR. must 

analyze the effi-ca-cy of the measures it relies upon to deem an impact insignifi-cam . Ths 

is espe-ci.all y true & ven that fire brands and embers ori@nating offsi te -can land anywhere 

in the Prcje-ct , not just along the eastern side of the Prcject that will be treated with 

gypsum sheathing. 

The SEIR. states that "A Fire Fuel Load Modeling Report" (FFI.MR) was prepared 

and is provides asAppendx Oto the SEIR.. A-c-cordng to the EIR., "The FR.MR 

provides both City and State fire and buildng-code requiredel-ernents for-constru-ction , as 

well asenhance4 City and state -code-exceeding measures along the eastern side of the 

~ructure where non-conformingBMZs o,c,cur aCja-cem to the MHPA." (SEIR. p. 3-5 .) To 

the extent that the SEIR. relies on analysis and -conclusions of the FR.MR that are not 
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evaluations of typical outdoor and indoor ambient 
conditions. For example, normal conversation has an 
average sound level of 60 dBA and typically does not 
cause any hearing damage (CDC 2022). Please also see 
RTC O2-41 for further discussion of potential health 
impacts relating to noise. 

The SEIR evaluates the project’s short-term construction 
and long-term operation noise impacts based on the 
City’s noise guidelines that are measured in dBA. The 
SEIR’s conclusion that noise impacts would be less than 
significant following mitigation is supported. If excessive 
noise exposure following mitigation was anticipated, 
then additional analysis of human health impacts and 
mitigation would be warranted. However, in this case, 
the project’s requirement to adhere to local noise 
standards and limits in the City’s Noise Ordinance, 
standard conditions of approval, and implementation of 
MM-NOI-1 will avoid a significant noise impact and 
therefore avoid any significant health effects.  

O2-33 SEIR Chapter 1, Introduction, explains that the Church 
project was approved in 2014, has been built, and is 
currently operational. The only component of the 
Church that has not been constructed are three 
accessory buildings, but during subsequent 
environmental review, CEQA’s rules require the lead 
agency to measure whether the change from the project 
described in the 2014 Church EIR is significant, 
regardless of whether all components have been 
constructed. See RTC O2-10. Therefore, the noise effects 
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rurnm.arized in the SEIR., it violat-es CEQA. F.n agency m.ay U!l-e an appendix to provid-e: 

technical detail that -without unduly complicating or lengthening th-e EIR., so long as the 

k-ey findings ar-e summariz-edin the EIR. it!l-elf. How-ev-er, " (I]nformation '!1-Catt-er-ed here 

and ther-e in EIR. appendices,' or a r-eport 'buri-edin an app-endix,' is not a !1-ubstitute for 'a 

good.faith r-eas.onedanalyci!I- ' (Vfnfi.yard Area 0-tfzensfor Responsfble Growth, Inc. 

v. Crty,fRancho CordOYa (2007)40Cal.4that p. 442.)" (Banning Ranch Conservancy 

v. Crry ,f Newporr Beach (2017) 2 Cal.5th 918, 941.) Burying information in an 

appendix has ah.o be-en found tofrustrat-e the 1-egally r-equiredinformational purpo!l-es of 

an EIR.. (Santa Clarfta Organizatfonfor Plannfngthe Envfronment v. Counlyc,f Ws 

Angeles (2003) 106 Cal.App.4th 715, 723 .) 

3. Significant New Information About the Size and Severity of Wind

Driven Fire Events Requires Environmental Review. 

Ev-en if th-e 2014 EIR. had included an analy ci s of the Prcject 's tir-e impacts, the 

cun-ent SEIR. would requir-e analycis ofth-e Prcject's impacts r-elated to 'Midi.and fir-e and 

-Jir-e -evacuation saf-ety becau!l-e «cigniticant new information" is available demonstrating a 

gr-eater impact than known in 2014 . (CEQA Guideline s !1-ection 15162.) For-exampl-e , it 

is now known that firebrands and embers can tr.av-el up to fiv-e mil-es.ahead ofan activ-e 

fire, and that 60p-e:rc-ent of'Ml<ll.and'urban int-erface hom-e ignitions are "from such "red 

snow." (httpd/www.twbtir-e.org/ 190/Be-Ember

Awar-e#:~:te:xt=Flamingo/o20brands%20.and%20-emben%20canin%20tum%20ignit-es-:>/o2 

Othe%20bome .) Offcit-e fir-e risk wa s citedin the sup-e:riorcoUtl ' s r-ec-ent r-ejection ofth-e 

EIR. prepared for the C-entennial Prcject in rural Los Angeles County. (S-ee, 

httpd/www.nbclosang-el-es.com/news/locaLljudg-e-halts-t-ejon-rancb-development<iting

wildiire-ri,k/2569511/ .) 

R-ed flag'Mndeventsar-e becoming more common and ar-e occurring in much dri-er 

oonditions than the past . resulting in the largest 'Mldfir-es the stat-e has-ev-er !1-e-en. Asa 

te sul t , tires ar-e burning hotter than in the pa st , r-educing the -eff-ectiven-e ss of some 

pr-evioutly r-eliable tire protection measur-es. The: increa se in m.ascive , 'Mnd--driv-en fir-e 

-ev-ent has.also strain-ed tire departm-ents sucbthat th-e Prcj-ect m.ay not be able to r-eliably 

tely on.a tir-e r-esponse in the -ev-ent of.a 'Mnd-driv-en 'Mldtire. The: SEm. mmt be revi!l-ed 
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of the Church in combination with the project have been 
adequately addressed. 

Additionally, the previous EIR (2014 Church EIR) 
determined noise impacts associated with Church 
construction, including the accessory buildings, would 
be less than significant. Additionally, noise impacts 
associated with Church operations, including traffic, 
were determined to be less than significant. Noise 
associated with the current Church operation were 
evaluated as part of the existing condition of the noise 
environment at the site. Furthermore, noise attenuates 
rapidly over distance, and the proposed project (a 
multistory building) would—as an intervening tall 
structure—block most southernly directed sound from 
the Church and its associated parking and accessory 
structures. Therefore, operations-related noise from the 
Church site would not be cumulatively considerable when 
compared to operation noise from the much closer 
proposed project and its studied noise sources (e.g., 
heating, ventilation, and air conditioning [HVAC] systems). 

O2-34 The Assisted Living Facility’s construction schedule, 
outlined in Section 3.3.2.8 of the SEIR, has been delayed. 
The comment states that the construction noise impacts 
cannot be evaluated without an updated construction 
schedule. However, the construction schedule provided 
in SEIR Table 3-1 is consistent with the California 
Emissions Estimator Model (CalEEMod) modeling 
performed for the air quality and greenhouse gas 
analysis for the project. As discussed in SEIR Section 
5.3.3.2, the analysis assumed a construction start date of 
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to .acknowledge .and mitigate tbe !l--e: incre.a!l--e:!1- in the !1--e:Verity of the fire .and evacuation 

thre.at!I- to tbe Prcject. 

4. The SEIRFaih. to Oh.cuss WiJdfire Evacuation. 

1be 2014 EIR. .alw oroit!I- .anydis.cu!l-sion of wildfire evacuation. Even iftbe 

prcject ' !l-decign fe.ature!I- reduce tbe likelihood that tbe !1-tructure!I- will be -de!l-troyedin .a 

fire, tbe SEIR. doe!I- not !1-t.ate that the facility i!l--designedto enable resi-denu to s.afely 

ilielter in place in the event of wildfire. 1be .ability to evacuate resident!l-i!l-p.articul.arly 

import.ant fortbe propo!l-edA!l-si!l-tedlivingF.acility who!l-e retident!l-wil.l be unable to 

evacuate them!l-elve!I-. Typical evacuation s.cenario !l-provide for resident!I- to evacuate 

-from wildtire!I- using their own vehide!I-. Here , however, the A!l-si !l-ted living Facility will 

hou!l-e 124 reti-dent!I- who .are unable toev.acuate them!l--e:lve!l-.andmu!l-t rely on the facility 

todow. 

1be M.ake !I- .are high, .a!I- documented in new !I- .accotmt!I- of recent fire !I- de s.cribing the 

c-om.plic.ation !l-inherent in ev.acuating.a!l-tiMed living retident!I- .and ho!l-pit.al p.atient!I- who 

often require mobility .a!l-ti!l-t.ance .and medic.al !1-uppo:rt <luring ev.acuation !I-. Wmle 

evacuation i!I- fr.aught for the .able-bodie~ .additional Mep !I- .are required when evacuating 

.a!l-ti!l-tedliving reti-denu. A!l--des.cribed by one !1-t.affmember of.an .a!l-si!l-tedliving facility 

that evacuated the 2018 C.amp Fire: 

1be medic.al record!l-director b.ag!I- e.ach p.atient'!I- docurnent!l-, p.aperwork that 

-de!I-Cribe!I- who they .are , how to reach their next of kin, what drug!I- they !1-hould 

t.ake , the c.are they will w.ant when they .are dying. A medication nur!l-e bag!I- e.ach 

one'!l-drug!I-. A certified nurcing.a !l-ci!l-1.ant put!I- together .a change of dothe!I-. 

(Attachment 2, C.alifomi.a fire: If you !1-t.ay, you're de.ad How .a P.ar.adi !l--e: nursing home 

evacuated, http!l-:/lwww .l.atime!l-.corulloc.aVc.ali fomi.a/1.a-me-ln-nursin g-home-fire-ev .ac-

20181117-!l-tory.html .) Tr.an!l-po:rt.ation i!l- only p.att of the proce!l-!1-. 

During the 2018 C.amp Fire, medic.al M.afffaced harrowing condition !I- .and blocked 

evacuation route!I- while evacuating p.atient!I- fr-om.Feather River Ho!l:pit.al. (See , Nur!l-e 
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January 2023, which represented the earliest date 
construction was anticipated to initiate. Using the earliest 
start date for construction represents the worst-case 
scenario for criteria air pollutant emissions because 
equipment and vehicle emission factors for later years 
would be slightly less due to more stringent standards for 
in-use off-road equipment and heavy-duty trucks, as well 
as fleet turnover replacing older equipment and vehicles 
in later years.  

In addition, the City’s noise ordinance and noise-related 
MMs apply regardless of what year the construction 
starts. The noise ordinance requirement remains 60 
dBA at the property line. MM-NOI-1, yielding at least 10 
dBA of noise attenuation during construction (see SEIR 
Section 5.10.3.1) would still be applicable and effective 
at reducing noise impacts even if the schedule shifts. 

Moreover, noise modeling uses typical construction 
equipment noise emission levels and distances to 
receptors, not specific dates or schedule details, so 
updating a construction schedule and overlapping the 
Assisted Living Facility construction phases would not 
change the noise level results. 

Likewise, the Roadway Construction Noise Model used 
for the noise analysis does not factor in schedule at all, 
only equipment types and quantities, distances, duty 
cycles, etc. Therefore, the analysis conclusions would 
remain valid with any changes in the 
construction schedule. 
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DeocribeS; Harrowing HoS;pital Evacuation ofPatientS;During Califomi:.a Fire!!;: 'We Had 

to Go', httpS;://people .com/human-int ere S;t/m.arse-hoS;t)ital-evacuation-califomi:a-fir el!;/ . ) 

Medical S;taffhadto rely on perwnal vehicle!!; for evacuation. (lbfd.) Will the facility 

have large-capacity vehicleS;and !!;pecializedmedical vehicle!!;, S;Uch aS;ambulanceS;, 

available in the event ofan emergency? Will these vehicleuemain om.ite? An eocape 

plan that rel.ieS; on vehicle !!; that may be unable to reach the Prcject cite during an 

-emergency will not protect future reci-1'.kntS;, a!!; occurred in the Camp Fire. AS; rep0t1edby 

Wild:fire Today: 

1be [hoS;pital] S;taff made call!!; in attempt!!; to get ambulance!!; andhelicopten to 

tramp0t1 patient!!;, btn due to gridlocked traffic and the fire , only two ambulance!!; 

ftarn Chico made it to Paradise near the end of the evacuation. One anivedat the 

hoS;pital , while the other caught fire and burned. Helicopten couldoot land at the 

helipaddue to the !lmoke . 

(Feather River HoS;pi tal evacuated 2 BO patient!!; and Maff a!!; Camp Fire approache~ 

available at httpd/wildfiretoday.com/ 2.019/02.12.&'feather -ri ver-hoS;pital-evacuated-2.BO

;catient S;-and-S;taff-a S;-camp-fire-approachecl/ .) One critically-ill patient died. (Wfd.) An 

aS;ciMedliving facility in Paradi se faced cimilarcomplicationS; when a fleet ofvanS; being 

sent to evacuate the 91 patient!!; and 30 S;taffmemberS;ofCypre!!;S; Mea&lwS; PoS;t-Acute 

Center waS; turned back due to the fire danger. (Attachment 2., California fire: If you S;tay, 

you're dead. How a Paradi se nurcing hom.e evacuated, 

httpd/www.latimeS;.com/local/califomia'la-me-ln-nurcing-home-1ire-evac-2.0l S.1117-

!rtory.html .) Staff memben drove patient!!; through fire tomadoe: S; in their pen.onal 

vehicle!!; and even in the vehicle !!; of non-Maff memben when Maff member vehicle!!; were 

de S;troyed during evacuation!!; . 

In other wildfire!!;, S;uch a!!; the 2017 Santa Ros.a Tubb !!; Fire , panicked nurcing 

home S;taffmemben "at two nurcing home!!; abandoned their recidentS;, many of them 

unable to walk and S;uffering ftom memory problem!!;, according to a legal complaint filed 

by the Califomi:a Department of Social Service!!;." (Califomi:a Say!!; Nurcing Home!!; 

Abandoned Elderly During Fire , httpd/www.nytimeS;.com/201 B/09/07/u!!;/cali fomi:a

wildfireS;-nurcing-home S;-abandoned-el&rly. html ; See alw, In the Face ofWildfire , 
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Due to the fact that the equipment types and quantities 
are not expected to change from what was modeled in 
the noise analysis, the applicability of the noise 
ordinance standards and mitigation measures 
regardless of the year construction starts is valid, and 
the noise level estimates presented in SEIR Section 5.10 
are accurate and representative of the proposed 
Assisted Living Facility. Further, the construction of the 
three unbuilt structures from the Church component 
was analyzed as part of the 2014 EIR. 

O2-35 The SEIR appropriately identifies and analyzes potential 
noise impacts to nearby sensitive receptors from 
construction and operation of the Assisted Living 
Facility. Per Section 5.10.3.1 identified noise sensitive 
receptors surrounding the project site. While specific 
receptors are not enumerated, the noise analysis 
focuses on the closest residential uses to the south of 
the project site, as they represent noise-sensitive land 
uses with the greatest potential for increased noise 
exposures and at the highest magnitudes. The analysis 
uses noise level measurements collected directly 
adjacent to the southern residential areas (ST1 and ST2) 
to characterize ambient conditions and noise 
propagation across the project boundary where impacts 
would be most substantial. While other sensitive uses 
like the adjacent church and trails are present north and 
east of the site, potential impacts—if any—would be 
lower at these distances because sound attenuates with 
distance, air absorption, travel over porous ground 
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California Nurting Home!I- are Unprepared, Science Friday , 

httpd/www.ociencefriday.com/artides/nurting-home!1--wildfires/ .) 

The SEJR.. doe!l-not explain how the Prefect will !1--afely evacuate retident!I- and 

!1-taff, an o:rni!l-tionthat i !l- particularlyimp:,rtant given the relative ioolation of the Prcject 

cite . Court!!. have requiredleadagencie!I- to re!I--Cind approval!I- ba!!-edon inadequate 

evacuation anal Y!l-e !I- in their ElR..!1-. (See, e.g .. Guenoc Development . 

httpd/biologicaldi vertity.org/w/news/pre !l-!1--relea!l-es/cali fornia -<:ourt-orden-lake-<:ounty -

to-!1-et-atide-approval-of-mega-rewrt-202.2-01-061 .) Speedy evacuatiom will be 

hampered by the tingle entrance/exit to the Prcject , which it !iliare!I- with the exiMing 

Church. Fire truck!!. may have -difficulty reaching the tite from the north, due to the U

turn required to enter the tite. A!I- area retident!l-have made dear to the City, the Prcject 

cite ha!l-no direct acce!l-!1-. The only way in and out i!I- on El Camino Real. Vehide !l

co:rning from the north and Via de la Valle mu!l-1 U-tum at the inter!l-ection with Sea 

Country Road to reach the tite. Slow U-tum!I- of emergency vehide !I- may increa!!-e the 

likelihood of traffic accident!I- a!I- exiMing re tident!I- .attempt to flee oncoming wildfire . 

The exiMing tituationi!l-alreacly fraught . given the curve ofEl Camino Real around the 

Prcject tite . The City mmt cli!I--Clo!l-e the !l-e dangen to the public, evaluate them fully , 

incorporate mitigation, and recirculate the SEJR.. with a full andcomplete wildfire 

evacuation analyti!I- before the Prcject move!I- forward. If the Prcject plan!I- to merely 

prepare an evacuation plan before opening, rnch a future preparation of a plan amount !I- to 

defenedmitigation and violate!I-CEQA. 

Futther, tince the SEJR.. did not even analyze wildfire impaca, !1-Uch a plan would 

likely be in !l-ufficient . (See Attachment 3, PQ-NE Actfon Graupvs. Cflyl.f San Dfego, 

San Diego County Superior Court Case No. 37-2021-0003 35 83-CU-TI-Cil .) Reliance 

on voluntary plan!I- to avoid analyzing and di ocloting impact !I- wa !I- wundl. y rejected fn 

Lorus v. Df;parrment l.f Transportatfon (2.014) 223 Cal.App.4th 645. That !1-trategy 

"corn.pre !1-!1-[ e !1-] the anal yti !I- ofimpact!I- and mitigation mea!l-ure!I- into a tingle i !1-!l-ue ," faih 

to clioclo!l-e the impact !I- of a prcject ab!l-ent the mitigation , andprevent !I- a meaningful. 

opportunity to cootider alternative mea!l-ure!I-. (id . .at 65 6-5 7; Kfng& Gardfner Farms, 

UC Y. County ,f Kern (2020) 45 Cal.App.5th 814, 85 [omi,.ion offeaoible mitigation 

mea!l-ure i!I- abu!l-e ofcli!I--Cretion].) 
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surfaces, and intervening natural terrain and features of 
the built environment.  

The noise modeling, impact thresholds, and significance 
conclusions evaluate potential impacts to the nearest 
noise-sensitive uses, ensuring an adequate CEQA 
analysis. Because this methodology captures the impact 
of the project to all sensitive receptors, there is no 
reason to list every noise-sensitive receptor within 500 
feet of a project site, nor would doing so change the 
SEIR’s impact conclusions or mitigation requirements. 
The SEIR provides a good faith effort at evaluation and 
disclosure of potential noise impacts using 
representative noise data and conservative impact 
thresholds. As concluded in SEIR Section 5.10, Noise, 
impacts are mitigated to less than significant levels 
based on the closest receptors. 

O2-36 The Noise Technical Report for the SEIR was prepared. 
The SEIR appropriately characterizes the ambient noise 
conditions near the project site for the purposes of the 
noise analysis in Section 5.10. While a measurement 
was not taken at the southern boundary, the two 
measurement locations (ST1 and ST2) were strategically 
chosen to be acoustically comparable to the residential 
backyard areas just south of the project site. For 
example, ST1 is at approximately the same 
perpendicular distance to El Camino Real as the 
backyard of the northwestern home on Rosecroft Way. 
Location ST2 would, due to its distance from El Camino 
Real, be considered representative of the northeastern 
homes along Rosecroft Way. These measurements also 
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Importantly . the Prcj-ect' !l-ev.acuation difficultie!I-, tingle -exit , .andl.ack of direct 

.acce!l-!1- from the north 'Nill alw hamper the ability of-exiMing resident!!. to-evacuate in .an 

-em-erg-ency. 1b-e City must .alw analyze the Prcj-ect '!l-impact !I- an the-evacuation of 

-exi !I.ting r-e tid-ent !I- and include thi !I- anal ysi !I- .and m-e.am of .avoiding or mitigating th-e M! 

dang-en in .a r-evi M!d SElR. 

G. The SEIR Fails to Disc:Jose AD Cumulative Projects. 

An ElR mu!l-t consider whether " the incremental effect!I- ofan individual prcject 

.are tigtific.ant when viewed in conne,ction with the -effeca ofpa !l-t prcj-ect!I-, the effeca of 

other current prcject!I- , .and the effeca ofprobabl-e future prcj-eca." (CEQA Guidelin-e!I- § § 

15 130, 15064, ,ubd. (h)(l) .) 

H-er-e, the SElR failed to consider the cumulative impact !l-r-e!l-ulting from .all pa !l-t , 

current , .and future prcj-eca. 1b-e SElR omitted .analyci!I- of the San Di-eglllto lagoon Wl 9 

R-e!l-tor.ation Prcj-ect , .an .approved prcj-ect to r-e!l-tore the w-etl.an& .and habit.at .arotmd th-e 

San Di-eglllto lagoon. 

Omi!l-tion of!l-uch .analyti!l-i!I- not permitted by CEQA. In February 2023, in.a c.aM! 

-entitled PQ_-NE Acrfon Group vs. Cfry cf San Dfego, San Di-ego County Superior Court 

Ca,e No. 37-2021-00033583-CU-IT-CU , the Superior Coutt of the County of San 

Di-ego r-e !1-Cinded .approval of .a prcj-ect in the n-e.arby comm unity of Rancho P-ei\a M[Ul to!I-, 

for which the ElR f.ail-ed to consider cumulative impaca "from two nearby prcj -eca. 

(An.achm-ent 3 .) Th-e SElR mu!l-t be recirculated to analyze the impact!I- of the R-e!l-tor.ation 

Prcj-ec t . 

B. The SEIR's AJternatives Analysis ii. Inadequate. 

Adequate concider.ation!l-ofalt-emativ-e!I- to .a propoM!d prcj-ect i!l-part of the basic 

command ofCEQA th.at tigtificant -environm-ent.al impact !I- be .avoided .and-environrn-ent.al 

value!I- b-e pr-eM!rv-ed, if po!l-tibl-e. Specifically . Public R-ewurc-e!I-Code M!ction 21002 

provide !I- that " .ag-enci-e!I- should not .approve prcj-ect!l-ifth-er-e .ar-e f-e.acibl-e alt-emativ-e!I- or 
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account for noise attenuation from the existing wall and 
buildings in the area and provide representative 
ambient noise levels for the closest sensitive receptors 
to the south. 

Additionally, the two ambient sound level measurement 
locations were used to provide data to help validate the 
traffic noise propagation modeling across the project 
boundary where impacts might occur. The selected 
measurement locations provide the data needed for an 
accurate noise analysis of impacts to the closest 
sensitive receptors. Supplemental measurements are 
not required, and existing measurement data 
adequately supports the analyses and corresponding 
potential noise increases relative to the residential areas 
to the south of the project site. The commenter 
assumes that data must be collected at every location 
surrounding the site in order to accurately assess the 
noise impacts of the project, but that is not accurate.  

O2-37 The SEIR sufficiently analyzes potential operational 
noise impacts to the nearby residential development 
including traffic noise and noise from stationary 
mechanical equipment (e.g., HVAC units). While hours of 
operation would be 24/7 and staff would be on site 
24/7, noise from people talking and activities associated 
with visitors to the outdoor recreation areas (courtyard, 
lap pool, etc.) would be intermittent in character and 
would not occur at night when people are sleeping. 
Moreover, pursuant to CEQA Section 21085, the effects 
of noise generated by residential occupants and their 
guests on human beings is not a significant effect on the 

M !I-. Sara O!1-bom 
June 23, 2023 
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~.aMble mitigation me.a !l-ure !I- .available which would !1-Ub!l-tantially le!l-!1--en the 

environment.al effect!l-of !1-uch prcject!I-(.]" To that end, the CEQA Guideline s;, at !1--ection 

lS 126.6, require .a good-faith analy!=3frofalternative!I- to .a propo!l--edprcject , with a 

re.awned anal y !1-1 s. of why alternatives. were refe:cted. 1be anal yti s. is. b.a!l--ed on .a " rule of 

re.awn," !1--et out in the C EQA Guideline!!. at !1--ection 1 Sl26.6, s;ubd. (a) . lbe rule ofreawn 

"requires. the ElR to !1--et forth only tho!l--e alternatives. neces.s..ary to permit .a reawned 

choice" .and to "ex.amine in detail only the ones; that the lead .agency detennines. could 

fe.atibly .attain mo!l-1 of the ha tic ol::jectives.of the prcject." (In re Bay Delra ere. (2008)43 

Cal.4th 1143 , 1163 , citing CEQA Guideline , § 15126. 6, ,ubd (J).) Like all portion,of 

the CEQA process., alternatives. analycis. impo!l--es a duty of good faith on the .agency 

propoting to approve the prcject .at i s.me. 

Here , the SElR has artificially stacked the deck against .an off-!1-lte .alternative . .and 

therefore has. not conducted a re.awnable , good faith analycis.ofaltematives. to the 

propo!l--ed Prcject. Th !I- lack of rea wnablene ss .and good faith begins with the li Ming of 

O1::je(;tive s the Prcject i s; intended to meet . 1be third O1::je-ctive listed in the SEIR. i s;: 

Provide an .as;Msted living facility in walking distance 1iom the St. John Gara bed 

Armenian Church. (Fundamental prcject ol::jective .) 

(SElR, pp. 3-2, 9-3.) Ths O1::je-ctive me.an !I- th.at .a fundamental purp:,!1--e of the Prcject i s; to 

have the facility .at .a very s.hort distance 1iom the existing church . It is.alw unclear how 

the SElRme.as.ures. walking dis.tance . Reg.ardes.s., this;Ol::jective renders. the r.ange of 

alternatives; unduly and unreawnably narrow. 

A critic.al purpo!l--e of pre!l--enting alternatives. to the propo!l--ed prcject i!I- to .allow 

infonnedandreawneddeci!l-lon tmking. As. California Nartve Planr Sxie1yv. v. Ciry l.f 

Sanra Cruz (2.009) 17 7 Cal.App.4th 9S7 , .at 980-981, characterize s; it: 

An ElR' s; discus.Mon of alternatives. mus.t cont.ain.analy!l-ls; s.ufficient to .allow 

informed deci!l-lon tmking. It alw " must include det.ail sufficient to enable 

tho!l--e who did not p.articip.ate in it s prep.ar.ation to undent.and.andto 

concider meaningfully the is.sues. rai!l--edby the propo!l--ed prcject" thereby 
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environment. Operation of rooftop HVAC systems to 
maintain occupant comfort would be the most 
substantial project-generated noise sources and were 
modeled relative to City noise limits at the shared 
project boundary. The southern off-site receptors would 
be farther from (and therefore would receive less noise 
from) several of the outdoor recreation areas than they 
would be from the HVAC units. Traffic noise modeling 
was specifically conducted for sensitive receptor 
locations adjacent to the residences.  

Given the project’s demonstrated compliance with City 
noise limits with respect to its primary on-site noise-
generating sources and predicted traffic noise, 
additional modeling of outdoor recreation areas would 
not result in the creation of greater noise levels than the 
operational noise sources modelled, and impacts would 
be less than significant as shown in the impact analysis. 

O2-38 The noise measurement locations were strategically 
chosen to characterize ambient conditions at the 
receptors predicted to be most impacted by project 
noise—the off-site residences south of the site. The two 
measurement points allowed calibration of the traffic 
noise model to analyze impacts to these nearby homes. 

Noise was then modeled at the receptor points on all 
sides of the proposed project to evaluate potential 
disturbances to adjacent land uses, including the church 
and the MHPA. The traffic noise analysis looked at an 
increase in traffic to the north at the church, as well as 
to the east, closer to the MHPA. Although ambient levels 

M!I-. Sar.a Osborn 
June 23 , 2 023 
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fo !l-tering "me.aning:ful participation andcriticiM"ll by the public ." (Citations 

emitted) 

1n order to provide thi:s level ofinform.ation, the SEJR.. here Would provide a 

1e.awnedjmtific.ation for the decision to li !l-t the extreme proximity of the usisted living 

facility to the church as a "fundamental ol:jective" of the Prcject . It doe !I- not . No re.awns 

.are provided for the importance placed on thi:s ol::Jective, yet it is used.a!!. one of two 

ol::Jectives whose -failure to be met supposedly Justifies the elimination of any offsite 

location for the facility as an .alternative to the PrcJect .as proposed . (SEJR.., p. 94.)The 

1e.aron!I- behind locating the -facility right next to the church . rather than dose to doctors, 

ho!l-pit.ah, rehab:i:lit.ation facilitie !I-, or urban amenities that the oon-memory--care resi&nts 

of the facility might enJey, Would be explained. Such .an explanation is needed in or&r 

for the decision m.aken and.the public to "considerme.aning:fully" the setting ofa PrcJect 

ol::Jective in .a way that .appears to preclude the PrcJect'!I- placement in an .area with whose 

zoning it would be consistent, and appears to limit its placement to an .are.a with multiple 

environment.al sensitivities, and.where the elector.ate did not .allow it to be placed (see 

-elsewhere in these comments). 

The SEJR.. argues that .any off-site location for the assisted living facility would not 

.f<:tually .avoid the environmental impacu, it wouldonl.y transfer the environment.al 

impacts to another site. (SElR.., p. 9-4.) However, .a location for the facility that is outside 

the hi:ghly sensitive I.and where it is now proposed would avoid the I.and use con-flict 

discussed elsewhere in these comments, whi:ch is the m.ain impact the SEJR.. recognize!!.. 

The PrcJect on another site could then use similar noise reductionmitig.ation measures .a !!. 

used in the SEJR.. now, mitigation me.a!l-ure !I- th.at the SEJR.. finds would reduce the noise 

impacts to le!l-s than significant levels. The SEm. doe !I- not present anyv.alidJmtification 

for refusing to consider such .an off-site .alternative . 

The SEJR.. alw frustrates me.aning:ful consideration of.alternative !!. by mis.applying 

the m.ain pUtpose of the Mternatives section. Consideration of.alternative!l-i!l-intendedto 

avoid significant environmental impacts. (Public Rewurce !I- Code § 21002.) Yet , the 

SEJR..identifies.a !I- .altemative!I- two scaled-back versiom of the PrcJect , namely the 

Sensitive Nesting Bird Construction Noise Avoidance Alternative (two-thi:rds reduction 
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were not measured at locations adjacent to the 
northern and northeastern boundary of the site, the 
modeled noise increases account for propagation over a 
greater distance, therefore capturing any increase in 
noise levels at these locations. Similarly, stationary noise 
sources (e.g., mechanical equipment) were modeled for 
compliance around the entire project site. Noise 
associated with the project was adequately evaluated 
for the purposes of CEQA, and the methodology used to 
evaluate project noise is appropriate. The commenter 
assumes that data must be collected at every location 
surrounding a site in order to accurately assess noise 
impacts of the project, but that is not accurate. See 
RTC O2-37. 

O2-39 Please refer to RTC O2-71 regarding the SEIR’s proper 
estimation of vehicle trips. The commenter asserts that 
a different trip estimate should be used, but the SEIR 
relies upon substantial evidence to support its 234-trip 
estimate. The SEIR utilizes the City’s threshold for 
transportation impacts. Also, the comment incorrectly 
states that the traffic analysis assumed 210 daily trips; 
as stated in SEIR Section 5.8, the Assisted Living Facility 
component would generate 234 trips.  

Even if the Comment Letter’s higher estimate of 331 
daily trips was used, it would not substantially alter the 
traffic noise analysis or conclusions. Since noise levels 
are quantified via decibels, which are on a logarithmic 
scale, a modest increase in traffic volumes does not 
equate to a significant increase in traffic noise levels. For 
example, doubling traffic volumes on the road would 

Ms. Sar.a O sborn 
June 23 , 2023 
Page 41 

in facility capacity) and the Comtruction Noise Avoidance .Alt-emative (16¾ reduction in • 

ficilitycapacity) that do not fit the definition ofa proper alternative. An alternative 

prcject ~uld result in avoiding a cignificant environmental impact. Yet, the SEm. 

emphatizes that neither of these alternatives will avoid a cignificant environmental 

impact from the Mci sted living facility , because mitigation mea sures proposed a s part of 

the proposed Prcject would reduce all Prcject noise to a less than cignificant level , i .e .. 

there isno cignificam impact to avoid. (See SEm., pp. 9-11 and 9-1 3.) lbese are false 

.alternatives that mask the absence ofa true alternative, namely one that would avoid the 

Prcject 'sconflict with the land use restrictions placed by the electorate and the City on 

the parcel , by locating the facility el sew here . 

1be SElR.' s concideration of Alternatives doe s not comply with CEQA. and must 

be redone . 

V. Conclusion 

For all of the rea~n s set fonhabove , SDRCA strongly urges the City to reject thi s 

SEm. a s the Prcject conflicts with the clear and mandatory protection s of Propo cit ion A 
SDRCA finch the SElR. to be wholly inadequate. If thi s Prq·ect does move forwardM 

proposed, which we urge the City not to allow . a revised SElR. must be recirculated to 

address the many failings de!l-Cribed herein . 

Additionally , we ask that you inform us of any future Prcject notices pursuant to 

Public Resources Code section 2.1092 .2 and applicable Municipal Code requirement s. 

We further request that you retain all Prcject related clocumems including correspondence 

and email communications as required by CEQA. (Golden Door Properfes, UC v. 

Superfor C®rrGf &nDfego C®nly (2020) 52 Cal.App.5th &37 [agency "mmt retain 

writing,"] .) 

lbank you for your time and consideration in thi s matter . 
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only result in a 3 dB increase in noise, which is barely 
perceptible to the human ear (Caltrans 2013). 

The existing traffic volumes on El Camino Real are high 
compared to expected project trips, so additional 
project trips would only cause a minimal increase. The 
difference between 234 trips and 331 trips would only 
slightly increase the predicted traffic noise and would 
remain compliant with criteria to be considered a less 
than significant impact. The traffic noise analysis 
properly concludes that any potential increase would be 
less than significant based on the applicable thresholds. 
Therefore, a dispute regarding the project’s trip 
generation calculations would not change the finding 
that traffic noise impacts would be less than significant. 

O2-40 As discussed in the Noise Report included as Appendix J 
of the SEIR, ST1 and ST2 are intended to be 
representative of the outdoor ambient sound 
environment for existing noise-sensitive receivers in the 
vicinity of the proposed project were selected near the 
proposed project site. SC1 was a modeled receptor to 
predict traffic noise levels on a segment of El Camino 
Real. Actual measurement locations (ST1, ST2) were 
used to calibrate the traffic noise model to facilitate the 
prediction at SC1 and the predicted noise increases at 
the nearby residences within Stallions Crossing. This 
modeling approach focuses on the noise source itself 
(traffic on El Camino Real) to determine impacts at 
sensitive areas. 

M$. Sara O$bom 
June 23 , 2023 
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Anachru-ent $: 

Sinc-er-ely, 

tt:;upe~ 
Michelle Black 
Sus.an Durbin 

1. Expert Comm-ent$ from TomBrohardand A$wciat-e:$, dat-edJuoe 19 , 202.3 . 
2. lvlaria L la Ganga, California iir-e: If you stay , you 'r-e dead How a Par.am~ 

nurting horu-e -evacuat-ed, lo$ Ang-el-e:$ Tiru-e:$ (Nov. 17, 201 B) 
httpdlwww.1.atiru-e:$.coro/locallcalifomia/la-ru-e-ln-nurting-hom-e-iir-e--evac-
2018111 htory.html 

3. Trial Court De:cition, PQ-NE Action Group vs. Ci1y c.f San DiBgo, San Di:-ego 
Coumy Superior Court Case No. 37-2021-00033S83-CU-TI-ClL 
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For on-site Assisted Living Facility traffic noise, the 
project site plan shows that the west parking area 
terminates north of the Stallions Crossing 
development—there is no on-site project roadway that 
is parallel to and adjacent to the southern project 
property line. Furthermore, most on-site project traffic 
(i.e., low-speed passenger vehicle travel and parking 
movements) would be within the north side of the 
project site, which would be shielded by the project’s 
multistory building, helping to block off-site SC 
receptors from direct sound paths associated with on-
site vehicles. For example, emergency response vehicles 
and delivery vehicles on site would typically remain on 
the northern side of the project site near the building’s 
lobby area. Although sirens are often turned off when in 
residential areas, the noise analysis presented in SEIR 
Section 5.10 conservatively assumes sirens may be part 
of the noise that will be shielded by the project 
buildings. See also RTC 02-38.  

The actual measurement locations at ST1 and ST2 are 
adequate to analyze the project’s noise impacts in all 
locations because the data collected at those locations 
are used in the modeling to accurately predict the noise 
impacts at the Stallions Crossing residential 
development. The comment letter incorrectly assumes 
that to analyze a project’s noise impact on a sensitive 
receptor, one must collect noise data nearest the 
sensitive receptor. That is incorrect. Accordingly, the 
City’s noise analysis is properly based on 
substantial evidence.  

ATTACHMENT 1 
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O2-41 The comment states the SEIR fails to identify and 
evaluate the project’s increase in noise that could result 
in sleep disturbance. The City’s CEQA thresholds do not 
include a separate sleep disturbance threshold in 
determining the significance of noise impacts. The noise 
analysis in SEIR Section 5.10 evaluates noise impacts 
related to temporary project-attributed construction 
noise, post-construction project operation noise, and 
changes to traffic noise levels as experienced by off-site 
receptors due to an increase in project traffic. The City’s 
noise regulations and relevant CEQA significance 
thresholds have been applied to determine potentially 
significant noise impacts and include nighttime noise 
limits that are more stringent than those during daytime 
or evening hours because it is understood that 
occupants of offsite receptors would expect lower 
outdoor ambient noise levels during nighttime hours 
when sleep occurs. As shown in SEIR Table 5.10-3, the 
City’s applicable exterior noise limits are 50 dbA for 
single-family residential uses and 55 dbA for multifamily 
residential uses during daytime hours (7:00 a.m. to 7:00 
p.m.) and 40 dbA for single-family residential uses and 
45 dbA for multifamily residential uses during nighttime 
hours (10:00 p.m. to 7:00 a.m.). Noise-generating 
construction activities are prohibited during nighttime 
hours, 7:00 p.m. to 7:00 a.m. 

See RTC O2-13 regarding compliance with applicable 
legal requirements. 

With respect to temporary project construction noise, 
the commentor implies that “families with small 

June 19, 2023 Tom Bmhard ano As oc·ates 
Mr. Doug Carstens 
Carstens. Blad< & Minteer, LLP 
2200 Pacific Coast Highway, Ste. 318 
Hermosa Beach, CA 90254 

SUBJECT: El Camino Real Assisted Living Facll fty Draft Subsequent 
EIR - Transportation ls.suos and Deficiencies 

Dear Mr. Carstens· 

Tom Brohard, P.E., has reviewed the transportation portions of the May 12, 
2023. Draft Subsequent Environmental Impact Report (Draft SEIR) ror the El 
Camino Real Assisted Living Faality Project in the City of San Diego. The 
proposed addition incorporates an assisted living facility Into the St John 
Garabed Armenian Church Project. The Project Description In the Draft SEIR 
states the as.sisted living facility proposes 104 assisted living beds and 20 
memory care beds 

According to the September 15, 2014 Final EIR, the approved church project 
included a 350-seat church, a multi-purpose twc>sto,y hall wrth main assembly 
area to accommodate up to 500 persons, a two-story cultural and education 
facmty with 1 O classrooms for Sunday school, a youth center which includes an 
indoor basketball court. and 175 parking spaces for the Proposed Church 
Project The Draft SEIR ro, the Assisted Living Facility indicates the Chun:h has 
been construded and rt is operational. Current Goog~ Earth photography 
indicates lemporary buikfings are in place for some church operations, and 95 
parking spaces have been constructed (an addibOnal 12 parking spaces exist but 
temporary buildings make these spaces unusable for vehicle parking). 

Sections of the Draft SEIR for the Assisted living Facility which I have 
reviewed include: 

► ES - Executive Summary 
► Chapter 1.0 - Introduction 
► Chapter 3.0 - Project Descrlpbon 
, Chapter 5.8 - Transoonatlon 
:,.. Appendoc H. 1 - Access Analysis (August 2021) 
► Appendoc H.2 - VMT Memo (November 10, 2022) 

I have also reviewed portions or the September 15, 2014 Final EIR ror the St. 
John Garabed Church Project including Chapter 3.0 - Project Description. 
and Chapter 5,8 - Transportation/Circulation and Partung. 

44 

111901,\f-,_ l ' ..... UIW, UQ-u.c+-922JJ-"6t l 
""-fl4(}JJ'8-8IIJ 

E-1~-

02-65 

Page 44 of 79 in Comment Letter 02 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-85 October 2024 

children, particularly infants, will be impacted by the 
construction noise, even if construction is limited to 
certain hours.” With proper implementation of MM-NOI-
1 by the project applicant or its contractor(s), exterior 
noise exposure (attributed to project construction) 
would be below the City’s construction noise limit during 
allowable daytime hours, and (as noted above) no 
construction work is allowed before 7:00 a.m. and after 
7:00 p.m. any day of the week. During project operation, 
noise levels were determined to not exceed 40 dBA, 
which is below the City’s threshold of 55 dBA during the 
daytime hours and 40 dBA during nighttime hours at 
the southern off-site residences. The SEIR analyzed the 
potential for significant noise impacts using its 
thresholds of significance and properly concluded 
impacts would be less than significant. 

O2-42 The comment incorrectly states that MM-NOI-1 
constitutes improper deferred mitigation. MM-NOI-1 
contains specific performance criteria for the project 
applicant and/or its contractor to follow consistent with 
CEQA. As stated in Draft SEIR Section 5.10.3.1 under 
MM-NOI-1, the performance criteria for MM-NOI-1 
would be a 10 dBA noise reduction to reduce 
construction noise impacts below the City’s construction 
noise threshold of 75 dBA Leq. Additionally, the comment 
incorrectly states that MM-NOI-1 would defer mitigation 
to the “discretion” of the applicant or its contractor, it 
would be the responsibility of the City to ensure that the 
project applicant and/or its contractor has adequately 
satisfied the performance criteria of MM-NOI-1, 
whichever combination of noise reduction methods are 

Mr. Doug Carston• 
El Camino Real Assisted Living Facility Draft SEIR - Transportation ls.sues 
June 19, 2023 

The foll0lMng documents relating to the preparation of transportation studies 
In the City of San Diego have also been reviewed: 

, February 20, 2020 Draft Transportation Study Manual (TSM) 
, June 10, 2020 Draft Transportation Study Manual (TSM) 
, September 19, 2022 Transportation Study Manual (TSM) 

Education and Experience 

Since receiving a Bachelor of Science in Engineering from Duke University In 
Durham, North Carolina in 1969, I have gained over 50 years of professional 
traffic engineering and transportation planning experience I am licensed as a 
Professional Civil Engineer both in California and Hawaii and as a 
Professional Traffic Engineer In Calrfornia. I formed Tom Brohard and 
Associates in 2000 and have served many diverse communities as the City 
Traffic Engineer and/or the Transportation Planner. Dunng my career in both 
the public and private &ectors, I have reviewed numerous environmental 
documents and traffic studies for various proj8d:s as shown in a brief 
summary of my experience in the enclosed resume, 

Transportation jssues and Oeficlonclos 

The May 12, 2023, the Draft Subsequent Environmental Impact Report (Draft 
SEIR) for the El Camino Real Assisted living Facility Project requires 
revisions to correct several errors and omissions Each of the following 
transportation issues must be fully addressed, analyzed, and revised before 
the Crty of San Diego acts on the Proposed Project: 

1) City's Transportation Study Manual (ISM) Ragulrements Not Followed 

Page 1 of Append ix H,1 Acoess Analysis August 2021 states •Based on the 
Crty of San DN!go's new SB 743-compliant CEQA Slgnlf1CBnce Thresholds for 
Transpartabon implemented via the Crty of San D'8go Transportation Study 
Manual (September 2020) , • 

Draft TSM Reports dated February 20, 2020 and June 1 0, 2020 were issued 
by the City of San Diego, with the current final report dated September 19, 
2022. I couk:I nol find any September 2020 TSM report issued by the City of 
San Diego es referenced in the Access Analysis. 

Each of the three TSM Reparts that I reviewed requires that the City or San 
Diego approve the Protect Information Fotm (PIF), and that the approved PIF 
be included m the Proied's Transportation Study Appendix , The PIF in the 
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selected. Violators are subject to code enforcement 
action pursuant to SDMC Chapter 5, Article 9.5, Division 
6, which includes enforcement remedies such as fines, 
imprisonment, and injunctions against violators. See 
also SDMC Section 59.5.0404(b) regarding the 
prohibition against exceeding construction noise limits. 
Moreover, the measures within MM-NOI-1 are ensured 
to meet the threshold relating to an increase in ambient 
noise levels because the mitigation measure requires an 
acoustician to monitor noise levels to ensure they 
remain below applicable thresholds.  

As described in SEIR Section 5.10.3.1, with 
implementation of MM-NOI-1, the temporary 
construction-related noise impact of the Assisted Living 
Facility would be reduced to below the 75 dBA Leq 
threshold because the maximum noise level from 
construction is 82 dBA and a 10 dBA reduction reduces 
it to 72 dBA. As such, Impact NOI-1 would be less than 
significant after implementation of mitigation. In 
addition, implementation of MM-BIO-1 and MM-BIO-2 
would reduce indirect impacts to wildlife associated with 
project construction noise because the peak 
construction noise impact of 82 dBA is required to meet 
a 60 dBA performance standard where sensitive species 
are identified during the breeding season, which would 
be a 22 dBA reduction.  

Substantial evidence supports the conclusion that the 
required mitigation will be effective to reduce noise 
impacts to below significance. Mitigation such as 
administrative controls, which involve adjustments to 

Mr. Doug Carstens 
El Camino Real Assisted Living Facility Draft SEIR - Transportation Issue■ 
June 19, 2023 

Appendix to the Access Analysis does not indicate that the City of San 0oego 
reviewed and approved or required revistOflS. The PIF also was not signed 
and stamped as required by a Regrstered Traffic Engineer in California. 

None of the three City TSM Rel)OrtS indicate traffic counts made on Thursday, 
February 23, 2012. for the St. John Garabed Armenian Church traffic study 
could be factored up to estimate traffic volumes used in analyses of existing 
or future conditions. Instead of factoring , each of the City TSM Reports state: 

► "New transportation data is required if available data Is older than two 
years .. • 

Counts used In the Access Analysis were made in 2012, 11 years ago 

, '"For areas near beaches, counts should be taken during summer months 
(between Memorial Day and Labor Day when schools are 021 in sess10n) 
or should be adjusted to reflect typical summer condnions. ~ 

Counts used in the Access Anatysis were made in the winter in February, 
not during the summe< months. Instead, The City's TSM requires traffic 
volumes to be collected when local traffic volumes are influenced by 
beach traffic. In addnion. traffic to and from the San Diego County Fair at 
the Del Mar Fairgrounds (daily ,n 2023 from June 7 through July 4) °' 
dunng the horseracing season on Thursdays through Sundays at the Del 
Mar Racetrack (in 2023 from July 21 through September 10) should also 
be coosidered. 

► •Any deviation should be discussed with City staff: 

No evidence ,s presented to indtca!e if City staff knew or approved of the 
approach used In the Access Analysis in Appendi• H-1 to factor up 11-
year-ok:I counts 

The Access Analysis fac!Oled up traffic volumes measured In 2012 to forecast 
current traffic volumes and also factored up 2016 forecast traffic volumes to 
establish future volumes for analysis. If the City of San Diego approved of the 
factoring that wa!l dona, than fo,m;il concurrence of th::111 ::11ppro:ach choukt 
have been gNen and shown in Appendix H-1. Without proof of Crty 
concurrence, using factored volumes cannot be relted upon and/or utilized to 
reach engineering deci&ioos in the Access Anatysis. 

2) Trip Generation Foreeaate for Ass isted Lfvlnq Ara Unrealistically Low 

Page 8 of the Access Analysis relteS upan trip generation develcped by the 
City of San Diego prior lo May 2003, more than 20 years ago. Table 3.1 in the 
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equipment operation periods and intensity, can 
demonstrate noise reduction of at least 22 dBA. For 
example, reducing the cumulative operating time of a 
single piece of equipment by half over an assessment 
period yields a 3 dB reduction per acoustical principles—
the dB reduction is 10 times the base-10 logarithm of the 
ratio of the operating time over the assessment period. 
Additionally, engineering controls directly attenuate the 
noise at its source of emission, such as equipment 
retrofitted with higher-performing (but factory-approved) 
engine exhaust mufflers or sound-absorptive engine 
casings that exceed those associated with standard 
equipment specifications. Sound abatement (i.e., the 
insertion of a barrier on the direct path between the 
noise emission source and the distant receptor) can take 
the form of a sound insulating shroud or blanket barrier 
installed near the equipment or a field-assembled 
temporary wall (composed of plywood sheets or 
comparably sound-insulating blanket or flexible sheet 
material [mass-loaded vinyl]) located along or near an 
extent of the property line or construction boundary. 
Barrier performance varies with geographic parameters 
relating to the noise source, receptor, and barrier top 
edge elevations, but here using multiple barriers can 
achieve at least a 22 dBA noise reduction. Thus, the 
mitigation is enforceable and capable of meeting the 7 
dBA reduction to prevent noise impacts to residents and 
meet the City’s construction noise threshold of 75 dBA, as 
well as the 22 dBA reduction needed to mitigate impacts 
to species, which ensures construction noise impacts 
would not be significant.  

Mr. Doug Carstens 
El Camino Real Assisted Living Facility Draft SEIR- Transportation Issues 
June 19, 2023 

Pro,ect Oescopbon in the Draft SEIR provides project bip generation 
forecasts for 87 dweHing units proposed for congregate care and for 20 beds 
for conva~soent/nursing. 

The trip generation rates used for congregate care in the Draft SEIR are 
incorrectly based on dwelling units rather than the number of beds. Page 3-3 
of the Project Description states ~The proposed 105 units would include 87 
assisted llvmg units and 18 memory care units. A total of 124 beds would be 
provided, including 104 assisted hv,ng beds and 20 memory care bods: 

I have calculated weekday daily trips for the proposed pr0f8d based upon 
data published by the Institute of Transportation Engineers (ITE) in their 
September 2021 Trio Generatpon Manual 11 111 Edition- As shown on the 
enclosures, the average weekday trip generation rate per bed for Land Use 
254, Assisted Living, is 2.60 1'1)s per weekday. With 104 asststed Irving beds 
ln the Proposed Project, 270 daily weekday trips will be generated. With 20 
memory care beds in the Proposed Projed, ITE Land Use 620, Nursing 
Home, tS the closest comparable &and use and would generate 3.06 weekday 
daily trips per bed, 61 weekday daily lrips for lhe memory care portion of the 
Proposed ProjecL Using the most recently available data provkted by ITE, the 
Proposed Proiect can be expected to generate 331 weekday daily trips. 

With 331 weekday dally tnps, the Seplembef 19, 2022 City of San Diego 
Transpo<lation Study Manual (TSM) Transportation Analysis Scoping 
Flowchart on Page 12 requires both a Transportation VMT CEQA Anatysis as 
well as a Local Mobility Analysis, with neither of these analyses being 
screened ou1. The Local Mobility Analysis in the Draft SEIR contains many 
errors as indicated throughout this letter, and Appendix H·2 (Transportation 
VMT CEOA) analysis was not conducted according to the City's TSM. 

3) Church and Assisted Uvlng Project Parking Must Be Analyzod Together 

Table 5.8-12 on Page 5.8-11 of the Final EIR for lhe Church provides parking 
rates and peak parking demand individually for the Church, Assembly Hall, 
Church offioes, cultural center classrooms, cultural center office, and youth 
center Wth 500 portable seats and assuming three persons per vehicle for 
ttw. Ass~bly Hall , the ov.nall peak parking demand i& chown QS 165 vohiclee 
on a Saturday afternoon. At the ume time. Table 5.8· 12 shows there wlll be 
no parking demand created by any of the other buildings or uses during 
Saturday afternoons 

It is unreasonable and lUogical to assume that there wfll be no parking 
demand created by any of the other uses during Saturday afternoons. In 
addition, the Sunday parting totals fOf' both the morning and the afternoon ere 
incorrectly added - these should total 12 parking spaces used on Sunday 
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O2-43 Section 5.10, Noise, of the SEIR evaluates noise 
associated with construction and operation of the 
project. Although the City’s noise ordinance sets forth 
standards for noise levels allowed on specific days and 
times, for operation and for construction, the impact 
must be quantified and compared to an adopted 
guideline or against ambient noise levels. The SEIR does 
not simply rely on conclusory statements of compliance 
with law to support its determination of less than 
significance. Project-specific construction noise is 
evaluated in SEIR Section 5.10.3.1 under Issue 1. The 
analysis does not assume compliance with the SDMC 
would fully address construction noise impacts; it 
analyzed the project’s noise against both the City’s 
standards and ambient noise levels. Appendix J to the 
SEIR also provides an analysis of construction noise.  

O2-44 As provided in SEIR Section 5.10.3.1, implementation of 
MHPA LUAGs (Noise) related to California gnatcatcher 
would be required as a Condition of Approval for the 
project. Additionally, implementation of MM-BIO-1 and 
MM-BIO-2 would reduce indirect impacts to wildlife 
associated with noise to less than significant. These 
measures are both feasible and reduce impacts to 
below significance; therefore, additional mitigation is 
not required. See RTC O2-42. The comment states that 
the City simply relied upon the CM without considering 
if the CM alone was effective in preventing the project 
impact from rising to a level of significance, but this is 
incorrect. As determined in SEIR Section 5.4, Biological 
Resources, there was still a significant environmental 
impact even with CM-NOI-2, which triggered the need to 

Mr. Doug Carstens 
El Camino Roal Assisted Living Facility Draft SEIR- Transportation Issues 
Juno 19, 2023 

morning and 158 parking spaces used on Sunday afternoon, Furthermore, 
the parking demands have not been accompanied by a schedule showing all 
of the planned events for the approved Church plus auxiliary buildings. 

After correcting the existing errors In Table 5.8-12 to prope~y show the 
parking demand, it must be adjusted to match the schedule of events for each 
of the buildings including the Assembty Hall, Church offices. cultural center 
classrooms, cultural center office, and youth center. Parking calculations for 
the Assisted Living Pro,ect Facility result in the need for 57 parking spaces 
according to Page 3-4 of the SEIR. These spaces, together with lhe 175 
parking spaces requited for the Church Project FElR, result in a total of 232 
required parking spaces for the campus as planned but withoul consideration 
for schedu~ ovet1.aps of the buildings. 

Only 107 parking spaces have been built. and 12 of those parking spaces are 
currentty occupied w,th temporary buOdings (and unusable), The Church 
Project plus the proposed Assisted Living Facility must be evaluated with the 
planned schedules for the iOdrndual building uses to make sure the overall 
peak par1m,g demand will be meL 

4) Church and Ag9l9ted Living Projoct Traffic Must Be Analyzed Together 

The Draft SEIR f0< the Assisted Living Project states the Access Analysis has 
been prepared to rev1ew conditions on El Camino Real at the church 
driveway, an intersedion that was not evaluated in the 2014 Final EIR. This 
driveway provides a single right tum only lane from northbound El Camino 
Real Into the church driveway after a short deceleration lane as well as a 
single nght turn only exit lane from the Church into a single acceleration lane. 

The existing conbnuous rajsed median on El Camino Real requires aJI traffic: 
lo enter the church from the south, with southbound traffic passing the church 
on El Camino Real. malting a u.tum at the traffic signal at Sea Country l ane, 
and then traveling nonhbound on El Camino Real to the deceleration lane 
followed by a right tum into the church property. All traffic leaving 1'1e church 
property must always travel northbound on El Camino Real to the traffic 
signal at San Dieguno Road, with traffic heading soul'1 lo the City of San 
Otego after making a u.tum there 

The Church Project approved in 2014 Included a 350-seat church and three 
auxiliary buildings. The Draft SEIR for the Assisted living Project indicates 
that the 350•seat church has been constructed and is operational. In my 
review of Google-Earth photography dated June 2023, I confirmed that 1'1e 
church building has been constructed together with 107 parlcing spaces. 
Three temporary buildings have also been constructed. with ooe of those 
buildings occupying 12 parking spaoet in the parking lot for the church 
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add MM-BIO-1, MM-BIO-2, and MM-NOI-1. Please also 
see MR-3, Indirect Impacts Relative to Multi-Habitat 
Planning Area (MHPA) Lands and Biological Resources, 
and RTC O2-42. 

O2-45 Additional mitigation is not required where the project’s 
impacts are reduced to less than significant. As 
described in SEIR Section 5.10, impacts related to an 
increase in ambient noise level would be reduced to less 
than significant with incorporation of MM-NOI-1. MM-
NOI-1 would achieve at least a 10 dBA reduction in 
construction noise through the implementation of 
administrative controls, engineering controls, or noise 
abatement. As described in Draft SEIR Section 5.10.3.1 
under MM-NOI-1, administrative controls can include 
the reduction in operating time of equipment and/or 
prohibit usage of equipment types within certain 
distances to the closest sensitive receptors. Engineering 
controls can include requiring changes to equipment 
operating parameters (speed, capacity, etc.) or 
installation of features or elements that otherwise 
reduce equipment noise emission (including upgrading 
exhaust mufflers). As described in SEIR Section 5.10.3.1, 
construction activities associated with the Assisted 
Living Facility would take place within the City’s 
allowable hours of construction (7:00 a.m. and 7:00 p.m. 
Monday through Friday) as described in SDMC Section 
59.5.0404, consistent with CM-NOI-1. The project is also 
required to comply with CM-AIR-2, which requires a 
construction equipment fleet that meets an average 
Environmental Protection Agency Tier 4 Interim 
emission standard or better. Finally, the Assisted Living 

Mr. Doug Carstens 
El Camino Real Assisted Living Facility Draft SEIR - Transportation Issues 
June 19, 2023 

The Transportation/Circulation and Parking chapter of the 2014 Final EIR 
provides limited Information regarding trips and parking, and it lacks the detail 
needed to provide proper analyses of these topk:s. The listing of facilities in 
the Fmal EIR for the Church does not acknowledge that several buildings will 
be in use al lhe same lime (I.e., Church, Sunday School, and children's 
programs) In fact. just the opposite assumptions have been made. 
panicularty in regard to parking at the site where no overlapping attendance 
has been assumed. At thls time. there are no limitations on coocurrent use of 
traffic, parking, and loading/unloading facilities which may dramatically 
over1oad the driveway access as well as the parking facihlies w,thout e\leo 
constdenng the incremental increase in traffic and parking for the Assisted 
Living Facility. 

Details are needed from the Church to evaluate the traffic volumes and 
parking a$$0Ciclled wrth the initial and future construction as well as the 
combined Impacts of the 2014 Final EIR with the Draft SEIR on the access 
driveway and on the adjacent signalized intersections Including these: 

, Current and planned church schedules with gap time between services to 
facilitate reuse of parking stalls 

► Concurrent planned acbvities with church services such as Bible study, 
Sunday sc~. c:hik:lren·s programs, etc 

► Real data to suppon person and vehtCle occupancy for the church 
servK:eS and other activities 

,. Number of drop-offs and pick-ups associated with the start and conclusion 
of regular worship services as well as other regular events 

► Speaal events such as lunches, dmners. and other gatherings, together 
wrth attendance and schedules of these events 

The Access Analysis must be revised to consider these factors for the Church 
as approved in 2014 together wtth the Proposed Assisted Living Project, 

4) lntPCltGUon Analy&H Mu11t Bo Raaru11Ivz,st with Both Proj•ctf 

The Acoess Analysis must be expanded to include these additional topte:S and 
to anatyze and mlbgate them using accepted traffic enginooring and 
transportabon planning practices 

!} Stopping Sight Distance • Stopping sight distance at the Church 
driveway and El Camino Real has not been reviewed or analyzed The 
dliveway is located within a northbound downgrade of about 2 percent on 
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Facility was determined to have less than significant 
impacts with the inclusion of MM-NOI-1. As described 
under Section 15126.4 (3), mitigation is not required for 
impacts that are less than significant. Therefore, no 
additional mitigation is required.  

O2-46 The comment provides an introduction to comments to 
follow regarding wildfire risk. Please also see RTCs O2-
47 through O2-57. 

O2-47 Comment noted. Because the comment does not raise 
an issue with the adequacy of the environmental impact 
analysis of the SEIR, no further wildfire-related response 
is required. CEQA Guidelines Section 15128 outlines the 
requirements for effects not found to be significant. This 
section is required to include a brief statement of why 
project impacts were determined to not be significant 
and therefore not required to be discussed in detail in 
the EIR. 

The commenter incorrectly characterizes the wildfire 
impact analysis in the 2014 EIR by assuming the Fire 
Fuel Load Model Report (Dudek 2012) prepared as part 
of the 2014 EIR is not part of the 2014 EIR. The Fire Fuel 
Load Model Report was used to support the findings of 
no significant impact in the EIR. The wildfire risk analysis 
is summarized in the EIR and the more detailed analysis 
provided in the technical study. CEQA does not require 
that a prior EIR contain a perfect analysis; it just requires 
that it contain some informational value,4 which the 

 
4 Friends of College of San Mateo Gardens v. San Mateo County Community College Dist. (2016) 1 Cal. 5th 937, 952; CEQA Guidelines, § 15151 

Mr. Doug Carstens 
El Camino Roal Assisted Liv ing Faclllty Draft SEIR - Transportation Issues 
June 19, 2023 

the inside of a superetevated horizontal curve between Sea Counby Lane 
and the Church driveway. Adjacent embankments on both sides of the 
dnveway further limit stopping sight distance at this lntersecbOn. 

The 7"' Edition of A Policy on Geomeltic Design of Highways and Streets 
2018 The Green Book published by the American Association or State 
Highway and Transportation Officials (AASHTO) is the defimtive resource 
of stopping sight dsstance. This publication is used by Caltr8ns as well as 
all local jurisdtciions In CahfomJS Traffic engineers and transportahon 
planners understand that StoPping sight distance is based upon the design 
speed of the roadway under review, a ,peed which is typk:alty 10 MPH 
higher than the po5ted speed limit With a posted speed hm,t of 50 MPH, a 
design speed of 60 MPH must be used to evaluate the Church dnveway 
for adequate stopping s,ght distance. Stopping sight distance for a 60 
MPH desagn speed is 570 feet as shown in Table 3-1 on Page 3-4, 
Stopping Sight Distance on Level Roadways, in the Green Book. 

Traffic speeds on northbound El Camino Real are higher than the posted 
50 MPH speed limit for these reasons· 

, Based on roadway elevations avallable from USGS Nabonal Map 
vtewer (https:1/apps.natiooalmaP g9vtvlewer/). northbound El Camino 
Real has a downgrade of about 6 percent between Derby Downs Road 
and Seo Country Road (the roadway elevation decreases by about 120 
feet in the 2,000-foot distance). The roadway downgrade then 
decreases to about 2 percent between Sea Country Road and the 
Church driveway as the roadway ek!vabon decreases by about 30 feet 
in this 1.600.foot distance 

,. The horizontaJ curve on El Camino Real between Sea Country Road 
and the Church driveway is superelevated and banked Ike you wouk.1 
encounter on a vehicle racetrack. This design is commonly used on 
freeways and high•Speed expressways, but is not usually used on City 
streets as it aUoW5 and encourages higher speeds 

► Northbound motonsts on El Camino Real approaching the church 
driveway typica lly exceed the posted 50 MPH ~ limit with thti 
roadway downslope of 6 percen1 transitioning into natter 2 percent pfus 
the superelevation. In one of the current Google Earth ground 18\lel 
photographs, a vehicle speed feedback sign was posiboned in the 
raised median in the horizontal curve to remind motorlsb of their 
speeds, an Indication that the City of San Diego recognized the Issue 
of speeding downhill traffic. However, this temporary speed feedback 
sign will not decrease the speed of northbound vehicles as 8PE!8dst 
tend to increase back to before the feedback sign after 600 feet 
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2014 Church EIR does. A lead agency is not required to 
revise a certified EIR’s analysis when it prepares an SEIR.  

O2-48 The commenter assumes the Fire Fuel Load Modeling 
Report (FFLMR; Appendix O to the SEIR) is not part of 
the SEIR, however, the FFLMR is included as an 
Appendix to the SEIR The wildfire risk analysis is not 
conclusory or lacking in substantial evidence just 
because the SEIR summarizes the more detailed 
analysis provided in the technical study. CEQA directs a 
lead agency to focus analysis in an EIR on significant 
impacts. CEQA Guidelines Section 15128 outlines the 
requirements for effects not found to be significant. This 
section is required to include a brief statement of why 
project impacts were determined to not be significant 
and therefore not required to be discussed in detail in 
an EIR. As demonstrated in Chapter 7, Sections 7.4 and 
7.10 of the SEIR, the Assisted Living Facility would not 
result in significant wildfire impacts due to compliance 
with existing state and local requirements for building 
hardening, fuel management, and landscape irrigation 
set forth in specific design features and CMs, as well as 
Title 24 of the California Building Code Standards and 
City Fire Department requirements.  

The VHFHSZ designation does not prohibit 
development. Rather, this designation triggers the need 
to apply a greater level of fire safety and 
implementation of fire and building codes specifically 
developed for building safely in these areas. The 
Assisted Living Facility will be constructed in accordance 
with Chapter 7A of the California Building Code, which 

Mr. Doug Carstens 
El Camino Roal Assisted Living Facility Draft SEIR - Transportation ls.sues 
June 19, 2023 

beyond the sign. Hill warning symbol signs for vehicles and/or 
btcycUsls al the beginning of the downgrade near Derby Downs Road 
should be considered and the wide vehk:Je lanes shoukt be narrowed. 

The 140-fool-long right tum lane constructed as required as a Project 
Design Feature In the 2014 FEIR on northbound El Camino Real for the 
Church drtveway Is not sufficient to provtde proper deceleration out of the 
travel lanes as well es appropriate stopping sight distance for the 60 MPH 
design speed of the roadway. From Google Ear1h ground level 
photography, stopping sight distance of northbound traffic in the outside 
lane of El Camino Real from a driver's eye located 10 feet before the limit 
line on the Church driveway Is about 360 feet. This dtStance equates to a 
speed of 45 MPH for northbound El Camino Real, a dtStance that is 
insufficient for the design speed of 60 MPH as well as for the posted 
speed limit of 50 MPH 

To correct these conditions and to accommodate vehlde/vehicle and 
vehlcielbicycte weaving, the right turn lane must be lengthened to 
accommodate deceteration out of the through travel lanes and the 
embankment on the south side of the Church driveway must be graded 
down and back to provide at least the required 570 feet of stopping sight 
distance at this location. landscaping in the sight distance tnangle must 
also be IITTlited and restncted to no more than 24 Inches in he9ht. 

Extension of the deoeteration areas and transitions Into the left turn lanes 
are required to address conflicting wea'lling movements between vehicles 
and bk:yciists. Wrth the identified improvements, rear-end and side-swipe 
CO,lisions at high Speeds between bM:ydlsts and vehicles can be avoided 

!!l Bicycle Facilities on El Camino Real Should Be Enhanced - The Draft 
SEIR requires that the Assisted Living Pro.feet contain twetve short term 
and four long term bicycle paricing spaces. The residents of this facil,ty WIii 
use bicycles to travel among the buildmgs within the Church site and on 
El Camino Real. I also understand that bicycle riders on El Camino Real 
often travel in groups at moderately high speeds of 35 MPH or more. 
Except where the deceleration a.nd acceleration lanes have been 
constructed ad1acent lo the church, vehtde tri:rivel laN># are vecy wide Ol"I 

both skies of El Camino Real. These 12' to 16' wide vehicle lanes 
encourage excessive vehk:le speeds, parttCUlarty on the downhill grade 
through the horizontal cuNe, To enhance safety for bieycJ,sts. El Camino 
Real should be restnped lo provide Class N protected bicycle lanes with a 
4' or wider painted buffer between the bicycle lanes and the outside 
vehicie travel lanes. 
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established the minimum standard to protect life and 
property for a building located in a wildland-urban 
interface fire area by increasing the ability of the 
structure to resist the intrusion of flames or burning 
embers. As outlined in Chapter 5 of the FFLMR, Chapter 
7A requires that the structure be built using the latest 
ignition and ember resistant construction materials and 
methods for the roof, walls, vents, windows and exterior 
doors, and appendages, and includes an interior fire 
sprinkler system.  

Furthermore, the project requires brush modification 
around the structure to better help reduce the risk of a 
wildfire spreading. Because the eastern side of the 
development requires a modified BMZ, the project will 
implement alternative compliance measures along the 
eastern side of the structure, including dual pane dual 
tempered windows and the installation of an additional 
layer of 5/8-inch Type X fire rated gypsum sheathing 
applied behind the exterior covering or cladding (stucco 
or exterior siding) on the exterior side of the framing 
from the foundation to the roof. These alternative 
compliance measures add a layer of protection to the 
structure by increasing the overall time of fire 
resistance. Chapter 7 of the FFLMR provides a 
description of these alternative compliance mitigations 
to the structure and provides justification for the 
inclusion of these fire protection features for the 
modified BMZs (e.g., the addition of a layer of tempering 
to structure windows to increase fire resistance time by 
approximately 20 minutes, to maintain not less than an 
hour of fire resistance). Compliance with environmental 

'-------,. 
Mr. Doug Carstens 
El Camino Real AH istod Liv ing Facility Draft SEIR - Transportation Issues 
June 191 2023 

g All Vehicle Travel for the Proposed Profect Reguire-S U-Tuma -
Vehicle and bicycle crossings from the Proposed Projecl to southbound El 
Camino Real requ ire entering the northbound accelerabon lane, aossing 
two high speed northbound through lanes, entering the northbound 1en 
turn lane at the traffic signal at San Oieguito Road, and making a U-tum 
with the green arrow. Similarly. southbound vehicle and bicycle traffic on 
El Camino Real fs required to pass the church driveway, merge left across 
rwo high speed through lanes, enter the left turn lane at Sea Counby 
Lane, make a U-tum, and travel northbound to reach the Church driveway. 
Each of these maneuveB requires extreme caution and care, particularty 
under the high speeds that will be encountered in both directions on El 
Camino Real to reach the inside left tum lanes for U-tums. 

91 Left Turn/U-Tum Lane Lonaths at Traffic Signals Aro Too Short - All 
vehides acoessing the church property are required to make a U-tum as 
described above to arrive at or leave the Church. The raised median on El 
Camino Real at San Dieguito Road has a 120-foot-long reveN>e taper that 
then enters into a 150-foot-long U-tum lane. The total distance required 10 
stop from the posted 50 MPH speed limtt is 425 feet which significantly 
exceeds the e>fisling length availabJe 10 slow and StoP before U..furning 
Accepted traffic engineering practice requires that all deoeleration and 
stopping must occur within the left turn/U-tum lane rather than in the 
inside through lane, requ,nng an extension of the left turn/lJ.tum lane of a 
minimum of 275 feet. At the same time, the reverse taper leading into the 
turning lane should also be extended to 150 feet fOf' smoother and safer 
entry at the posted 50 MPH speed limit. Without lengthening the reverse 
taper and the left tum/U-tum lane, vehicles will overflow mto the inside 
through lane, resuftmg in an increase in rear end collisions. 

Similar conditions exist and require correction on El Camino Real at Sea 
Country lane that serves the Stallion's Crossing residentlaJ development. 
The raised median on El Camino Real at Sea Country Lane has a 90-foot
long reve,se taper that enters into a 180-foot.loog U-turn lane. The total 
distance ,equired to stop from the posted 50 MPH speed limit Is 425 feet 
which significantly exceeds the exe&ting length available 10 sk>w and stop 
before U-tummg. Accepted traffic engineering practice requi,es that all 
deceler~tN)n and slopping must occur 'Mthln tM left tum/U-tum lane rnthc, 
than in the inside through Lane, requiring an extension of the left tumllJ.. 
turn lane of a minfflum of 245 feet The reverse taper into the turning lane 
should also be extended lo 150 feet for smoother and safer entry, Without 
lengthening the reverse taper and the left tum/U-turn lane, vehicles will 
overflow into the inslde through lane, resuttlng in an increase in rear end 
collisions. 
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standards including an ordinance, resolution, rule, 
regulation, order, plan, or other environmental 
requirement may be used as a threshold to determine 
significance where the agency explains why the 
standard is relevant to the project and how compliance 
with the standard ensures the project’s impacts are less 
than significant (CEQA Guidelines Section 15064.7). 
Please refer to Appendix O for the FFLMR and RTC O2-
13 regarding use of CMs.  

. See RTC MR-2, Wildfire Hazards and Evacuation, and O-
47 for further discussion of relevant site characteristics 
and project features as set forth in the FFLMR (included 
as Appendix O). 

O2-49 PDF-FIRE-1, PDF-FIRE-2, and PDF-FIRE-3, provided in 
Table 3-3 in Chapter 3, Project Description, of the Draft 
SEIR have been changed to CMs because these 
measures are required per existing local and state 
requirements. Please refer to Final SEIR Table 3-3. These 
changes clarify information already presented in the 
SEIR but do not result in a change in impacts resulting 
from the project. Such revisions are not substantial, and 
pursuant to CEQA Guidelines Section 15088.5, 
recirculation of the SEIR is not required.  

As explained under Section 7.10 of the SEIR, compliance 
with the state and local fire requirements in addition to 
the compliance requirements provided in the FFLMR 
(see Appendix O) would ensure impacts are less than 
significant. Compliance with environmental standards 
including an ordinance, resolution, rule, regulation, 

Mr. Doug Cc1ratens 
El Camino Real Assisted Living Facility Draft SEIR - Transportation lsauos 
Juno 19, 2023 

5) Transportation Vehicle Miles Travolod (VMT) CEQA Analyaia Is Required 

Appendix H·2 provides a November 10, 2022 memorandum prepared by CR 
Associates regarding expected vehicle miles traveled (VMTJ by the project. 
Th,s memo and ponions of the SEIR rely on trip generalion of lhe project 
belng tess than 300 trips per day. As discussed above, I believe lhe Assisted 
Living Projeci daity trip generation wiU be at least 331 weekday daily tnps. 

The Transponation Analysis Scoping Flowchan on Page 12 of the September 
19, 2022 City of Son Diego Transponation Study Manual (published and 
effective about 2 months prior to Appendix H-2) requires that a Transportation 
VMT CEQA Analysis be prepared if more than 300 daily trips will be 
generated, As indicated above, lhe El Camino Real Assisted Living Project 
w,ll generate at least 331 weekday daily trips and th;s analysis is required. 
Typicalty, mitigation measures must also be incorporated into the Proposed 
Project to reduce the vehicle miles traveled by at least 15 percent 

6} Emergency Evacuation and Service Plan Is Required 

Legislation has been drafted (S8--571) to require evaluation of emergency 
evacuation end preparaUon of a supponing plan. This is a two-year Senate 
Bill and will be considered next year. VVith the Proposed Project site located in 
an extremefy Mgh fire area subject to high winds, an emergency evacuation 
plan mmt be prepared end monitored for the safety of the residents, guests, 
and employees of the EJ Camino Real Assisted Living Facility 

Details must be provided that demonstrate how the 24-foot-wide. two-way 
atS.le through the parking lot at St John Garabed Armenian Church will 
remain open and availabk! during emergency conchtions, and for paramedics 
and ambulance services at all times to the Assisted living Facility. 

Conclusions 

There are significant deficiencies in the El Camino Real Assisted Living Facility 
Draft SEIR. These omissions and errors summarized and detailed throughout 
this loller require that each of thes.e Issues ;ind ftoms bo reanalyzed end 
reevaluated through add1Uonal study before the Proposed Projed is considered 
further by the City of San Diego. 

If you have questions regarding these comments, p~ase contact me at your 
convenience. 
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order, plan, or other environmental requirement may 
be used as a threshold to determine significance where 
the agency explains why the standard is relevant to the 
project and how compliance with the standard ensures 
the project’s impacts are less than significant (CEQA 
Guidelines Section 15064.7). Please refer to Appendix O 
for the FFLMR and RTC O2-13 regarding use of CMs. See 
also RTC O2-47 for further discussion of relevant site 
characteristics and project features as set forth in the 
FFLMR (included as Appendix O).  

O2-50 See MR-2, Wildfire Hazards and Evacuation, regarding 
wildfire hazard impacts. This resulted in the City’s Brush 
Management regulations that permits an applicant to 
comply via the standard brush management zone widths 
or one of the accepted alternative methods approved by 
the fire chief.  

As described in SEIR Chapter 7, Section 7.10, an FFLMR 
was prepared for the Assisted Living Facility and 
included as Appendix O. PDF-FIRE-1, outlined in Table 3-
3 of the Final SEIR, spells out the alternative approach, 
which states the project site will consist of an irrigated 
landscape area along with a paved hardscape 
development area surrounding the eastern and 
northern of the building to the property line/MHPA Line 
or 100 feet from the structure (as possible).” In addition, 
PDF-FIRE-2 states that “due to the inability to provide a 
full 100 feet of on-site brush management around the 
exterior of the Assisted Living Facility structure, the 
entire development site will be required to be 
maintained as an all-irrigated low fuel landscape with 

Mr. Doug Carstens 
El Camino Real Assisted Living Facility Draft SEIR - Transportation Issues 
June 19, 2023 

Respectfully submitted, 

Tom Brohard and Associates 

7-d.J.J 
Tom Brohard, PE 
Principal 

Enclosures 

, Resume 

► Jrip Generation Manual 11th Edrtion published by lhe Institute or 
Transportation Engi,-rs (ITE). September 2021 - Land Uses 

, A Policy on Geometric Desiga of HKJbways and Streets 2018 The Green 
~ r-i Edition, pubUshed by the American Association of State Highway 
and Transportation Officials {AASHTO)- Tab'8 3-1 

11 

54 

02-81 
Cont. 

Page 54 of 79 in Comment Letter 02 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-95 October 2024 

 
 
 

drought-tolerant, fire resistive plants. The irrigated 
landscape will include no undesirable, highly flammable 
plant species” (Final SEIR Section 3.4). The requirements 
are consistent with what the City Fire Department 
currently imposes on projects in areas where wildfire is 
a risk.  

Compliance with environmental standards including an 
ordinance, resolution, rule, regulation, order, plan, or 
other environmental requirement may be used as a 
threshold to determine significance where the agency 
explains why the standard is relevant to the project and 
how compliance with the standard ensures the project’s 
impacts are less than significant (CEQA Guidelines 
Section 15064.7). See also RTC O2-47 for further 
discussion of relevant site characteristics and project 
features as set forth in the FFLMR (see Appendix O). 

O2-51 See MR-2, Wildfire Hazards and Evacuation. Please also 
see RTCs O2-47, O2-48, and O2-50 and SEIR Appendix O. 
With regard to flying embers reaching sides of the 
project other than the eastern side, the structure is 
protected from ignition via compliance with building 
code, along with the enhanced building code materials. 
Moreover, as explained in Section 7.10 of the SEIR, “the 
entire development site will be required to be 
maintained as an all-irrigated low fuel condition 
landscape with drought-tolerant, fire resistive plants 
(see PDF-FIRE-2). Plants within this zone will be routinely 
maintained and watered by an automatic irrigation 
system that will maintain healthy vegetation with high 
moisture contents that would prevent ignition by 

Licenses: 

Educalion: 

Experience: 

Tom Brohard, PE 

1975 I Professkinal Engineer I California - Civil, No. 24577 
1977 I Professlonal Engineer I California -Traffic, No. 724 
2006 I Professkina l Engineer I Hawaii - Civil, No. 12321 

1969 I BS EI Civil Engineering/ Duke Uni\'€rsity 

50+ Years 

Membe1ships: 1977 /Institute of Transportation Engineers- Fellow, Life 
1978 I Orange County Traffic Engineers Council - Chair 1982-1983 
1981 /American PublicWorks Association -Life Member 

Tom is a recognized expert in the field of traffic engineering and transportation planning. His 
background also includes responsibi lity for leading and managing the delivery of various 
oontract services to numerous cities in Southern California . 

Tom has extensive experience in providing transportation planning and traffic engineering 
services lo public agencies. In addition to conducting traffic engineering investigations for 
Los Angeles County from 1972 to 1978, he has previously served as City Traffic Engineer in 
the following communities: 

o Bellflower .................................................... 1997-1998 
o Bell Gardens ............................................... 1982 -1995 
o Big Bear La ke ............. .2006 -2015 
o Indio .................................................. .2005 -2019 
o Huntington Beach ............................ . .. ... ..... 1998-2004 
o Lawndale .. 1973-1978 
o Los Alamitos. .. 1981 -1932 
o cceanside .. .. . .. ... ................. .. .. . .. ... .. . .. ........ 1981 - 1932 
o Paramount .. .. . .. ... .. ....... ....... .. .. . .. ... .. . .. .. ..... 1982-1988 
o Rancho Palos Verdes ................................. 1973-1978 
o Rolling Hills ................................................. 1973 - 1978, 1985 -1993 
o Rolling Hills Estates ......................... . .. ........ 1973 - 1978, 1984 -1991 
o San Fernando.... . . ........ .2004 - Present 
o San Marcos .. 1981 
o Santa Ana ... .. . .. ... ............................. . .. ........ 1978 - 1981 
o Westlake Village ... ... ..... ....... .. .. . .. ... .. . .. ... .. .. . 1983-1994 

During these assignments, Tom t"as supervised City staff and directed other consultants 
including traffic engineers and transportation planners, tratr,c signal and street lighting 
personnel, and s,;ining, striping, and marking crews. He has secured over $1 O milllon in grant 
funding br various improvements. I-le has managed and directed many traffic and 
transportation studies and projects. While serving these oommunities, he has personally 
conducted investigations of hundreds of citizen requests for various traffic control devices. 
Tom has also successfully presented numerous engineering reports at City Council , Planning 
D:immission, and Traffic Commission meetings in these and other municipalities 

Tom Brohard and Associates 
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embers from a wildfire.” Furthermore, as discussed in 
the FFMLR, alternative compliance fire protection 
measures are being provided along the northern and 
eastern sides of the structure to meet or exceed the 
required 100 feet of on-site brush management as it 
cannot be provided around all sides of the perimeter of 
the Assisted Living Facility structure due to property 
boundary limitations, adjacency to native or naturalized 
vegetation and/or the MHPA, and 100-foot wetland 
buffer areas. The alternative compliance fire protection 
measures include the installation of dual pane dual 
tempered glass windows on the north and east sides of 
the structure. The window upgrades exceed the 
requirements of Chapter 7A of the California Building 
Code, which requires dual pane one pane tempered 
glass, and will provide additional protection for the 
structure’s most vulnerable, exterior sides. In addition, 
the entire eastern side of the structure is also required 
to include 5/8-inch Type X fire rated gypsum sheathing 
applied behind the exterior covering or cladding (stucco 
or exterior siding) on the exterior side of the framing, 
from the foundation to the roof for a facade facing the 
MHPA open space and naturally vegetated areas to the 
east. 5/8-inch Type X fire rated gypsum sheathing is 
required to be manufactured in accordance with 
established ASTM standards defining Type X wallboard 
sheathing as that which provides not less than 1-hour 
fire resistance when tested in specified building 
assemblies and has been tested and certified as 
acceptable for use in a 1-hour fire rated system. The 
installation of the 5/8-inch Type X fire rated gypsum 
sheathing increases a wall's fire rating to a minimum of 

Tom Brohard, PE, Page 2 
In his 14 years of service to the City of Indio, Tom acoomplished the following: 

❖ OVerSBW preparation and adoption of the 2008 Circulation Element Update of the 
General Plan including development of Year 2035 llJildout traffic volumes, revised 
and simplified arterial roadway cross sections, and reduction in acceptable Level of 
Service criteria under certain mnditions. 

❖ OVerSBW preparation of fact sheets/desk)n exceptions to reduce shoulder widths on 
Jackson Street and on Monroe Street over 1-10 as well as justifications for protected
permissive left turn phasing at 1-1 O on-ramps, the first such installations in Caltrans 
District 8 in Riverside County; reviewed plans and provded assistance during 
construction of both $2 million projects 1o install traffic sk)nals and widen three of four 
ramps at these two interchanges under Galtrans encroachment permits. 

❖ Reviewed traffic sk)nal, sk)ning, striping, and work area traffic control plans for the 
County's $45 million 1-10 Interchange Improvement Project at Jefferson Street. 

❖ Reviewed traffic impact analyses for Project Study Reports evaluating different 
alternatives for buildout improvements or the 1-10 Interchanges at Jefferson Street, 
Monroe Street, Jackson Street and Golf Center Parkway 

❖ oversaw preparation of plans, specifications, and contract documents and provided 
constructk,n assistance for over 70 traffic sk)nal installations and modifications. 

❖ Reviewed and approved over 2,000 work area traffic control plans as well as signing 
and striping plans IJr all City and developer funded roadWay improvement projects. 

❖ oversaw preparation of a City-wide traffic safety study of conditions at all schools 

❖ Obtained $47,000 grant ~om the Galifornia Office ofTraffic Safety and implemented 
the City's Traffic Collision Database System. Annually reviews 0 Top 25' coll ision 
locations a-id provides traffic engineering reoommendations to reduce collisions. 

❖ Prepared over1 ,500work orders directing City forces to install, modify, and/or remove 
traffic signs, pavement and curb markings, and roadway striping. 

❖ oversaw preparation of eng ineeri~ and traffic surveys to establish enforceable speed 
limits on over 500 street segments. 

❖ Reviewed and approved traffic impact studies for more than 35 m.::jor projects and 
special eve nts including the annual DJachella and Stagecoach Music Festivals. 

❖ Deveklped aid implemented the City's Golf Cart Transportation Program. 

Since forming Tom Brohard and Associates in 2000, Tom has reviewed many traffic impact 
reports and environmental documents for various development projects. He has provided 
expert witness services and also prepared traffic studies for public agencies and private 
sector clie nts. 

Tom Brohard and Associates 
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1 hour, from the 30-minute rating for standard ½-
inch drywall.  

The City and its fire protection and landscape experts 
have found that the alternative compliance fire 
protection measures provided have been used for many 
other similar successful projects and demonstrate that 
they meet or exceed the intent of the 100 feet of on-site 
BMZs. Fire behavior modeling was used to predict flame 
lengths and was not intended to determine sufficient 
fuel modification zone widths (as presented in Section 
4.7 of the FFLMR). However, the results of the fire 
modeling provide important fire behavior projections, 
which is key supporting information for determining 
buffer widths that would minimize structure ignition and 
provide “defensible space” for firefighters. It is 
anticipated that the proposed structure will be able to 
withstand the short duration, low to moderate intensity 
fire and ember shower that is projected from off-site, 
adjacent fuels based on several factors, which are 
discussed further within the FFLMR (Appendix O).  

O2-52 SEIR Chapter 7, Section 7.10 includes a summary of the 
FFMLR recommendations and conclusions in 
compliance with CEQA information disclosure 
requirements. See also RTCs O2-47, O2-48, O2-50, and 
O2-51. The analysis in the SEIR under Sections 7.4 and 
7.10 clearly explains and describes the potential wildfire 
hazards and the required City and state requirements. 
The FFLMR was prepared because alternative 
compliance is needed for the project to comply with the 
City’s wildfire standards. The City notes that CEQA 

The City of 

SAN DIEGO.) 

Transportation 
Study Manual (TSM) 
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Guidelines Section 15141 encourages a lead agency to 
limit the CEQA document to approximately 300 pages 
for a complex project. The SEIR is 600 pages, so the SEIR 
is not inadequate in providing analysis. When the City 
determines an impact is not significant, it is appropriate 
to provide a brief summary. CEQA Guidelines 15147 
instructs a lead agency that “[p]lacement of highly 
technical and specialized analysis and data in the body 
of an EIR should be avoided through the inclusion of 
supporting information and analysis as appendices to 
the main body of the EIR.”.  

O2-53 Please refer to MR-2, Wildfire Hazards and Evacuation, 
regarding fire severity and evacuation. Wind-driven fire 
events are not new information since 2014. Wind driven 
wildfires have been recognized as the primary cause of 
large wildfire events for decades. For example, in San 
Diego County, the 2003 and 2007 wildfires that burned 
hundreds of thousands of acres were the direct result of 
extreme fire weather, including low humidity and high 
wind conditions that are tracked and recognized by the 
National Weather Service and fire agencies nationwide. 
These events can be predicted by weather forecasters. 
When they are developing, they trigger Red Flag 
Watches and Warnings, periods when fire ignition and 
spread is at higher probabilities. Leading up to these 
weather events, the California Department of Forestry 
and Fire Protection and local fire agencies enact 
protocols to pre-position units and prepare for the 
ignition potential.  

The City of 
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Post-fire save and loss studies conducted by San Diego 
County fire agencies determined that embers blown by 
high winds were a primary cause of structure losses. 
Code requirements were promptly revised to include 
ignition resistant building materials and ember 
protection for vents and other openings where embers 
could penetrate a structure and find a favorable fuel 
bed to ignite. Since these changes were enacted, State 
Fire Marshal data indicate that less than 2% of the 
structures lost to wildfires included the restrictive 
building requirements, and most of those can be 
blamed on poor maintenance, a window left open, or a 
garage door that was not closed, among other 
oversights. These construction requirements and 
ongoing maintenance of buildings and landscapes are 
effective, and for a facility under one ownership, like the 
project, they are the preferred situation for enforcing 
maintenance as prescribed in the project’s FFLMR and 
by the San Diego Fire Department.  

Regarding the comment’s suggestion that drier 
conditions are resulting in the largest wildfires the state 
has seen; it is true that some vegetation types are 
experiencing drier conditions that may be linked to 
wildfires. There are many reasons for the several large 
wildfires that have occurred since 2017; it has not been 
established that climate change is the primary factor 
when other factors including over-stocked forests, 
increased ignition sources, fire exclusion, and lack of 
vegetation management all influence fire spread. 
Location is a large component of how and where a 
changing climate may impact future wildfires. Some 

itc: ~___, .................... 
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have argued that climate change will greatly increase 
the potential for wildfires, but new research has shown 
that there will not be as significant of an impact on 
Southern California shrublands as is anticipated in the 
coniferous forests of the Sierra Nevada and Northern 
California (Keeley and Syphard 2016). Keeley and 
Syphard (2016) demonstrated that drier conditions in 
California’s forests will certainly increase potential for 
large, severe fires there; in Southern California 
shrublands, however, the impact will be significantly 
less, owing to the fact that region already experiences a 
severe annual drought. Instead, Southern California’s 
increasing population will make it more likely that 
ignitions will occur, which could potentially cause large 
areas of chaparral to convert into grasslands. The above 
information supports and clarifies the SEIR’s conclusion, 
and no revisions are required.  

O2-54 Comment 02-54 refers to northern California wildfires 
occurring between 2016 and 2018, specifically, the 2017 
Santa Rosa Tubbs Fire and the 2018 Paradise Camp Fire, 
as examples of the types of wildfires and damage that 
would occur at the El Camino Real Assisted Living Facility 
site. These comments claim that a wildfire in this area 
would behave similarly and that the residents and 
facility would be lost, and wildfires would result in 
chaotic and uncontrollable evacuations.  

Newer structures such as the El Camino Real Assisted 
Living Facility, will be built to current ignition resistant 
standards (Chapter 7A of the California Building Code) 
that are designed to protect structures from wildfire. 

Description 

Land Use: 254 
Assisted Living 

M auisted living complex ls a residential setting lhat pro'tldes ~ither routine gene,el protecttve 
oversight or assistanoe with actMtles necessary fOf lndopcndent living to perBOns wfth mental or 
physical limitations The typlcel resident has dlff1a.1hy mano,ging in an independent llvlng arrangement 
but does not require nurSM1g home care. Its centntll:zed servloas typically include d.iniog. housekeeping, 
social and physical ectivttles. medication administration, and communal transportation. 

The complex commonly provides separate Irving quan@rs fo, each resident Alzheimer's and ALS 
care are commonly otrerl!d al an assisted llv1ng facility. Living quaners for these patients may be 
located separately from the other residents 

Assisted care commonly bridges the gap between Independent r.ving and a nuraing home. In some 
areas or the country, an assisted Jiving residence may be C811cd pcr:sonal care. residential care.°' 
domiciliary e.are. Staff may be available at an assisted care fecllhy 24 hours a day. but skilled medical 
care-which is limited ~ nature-is not required. Congregate c;:are facility (Land Use 253), continuing 
care retirement corrvnunity (land UM! 255), and nursing home (Land Use 620) ate related uses 

Addltlonaf Dala 

The technical appendtees provide supponlng lnformauon on tlme-of-dey distributions for this 
land ur.o The appendicea can be &eoossed through either the ITETrlpGen web app or tfte trip 

generation resource page on the ITC website (~.t.te~.:#.~ :~~~-~~~~~~t!"!~!)U!Pe~~P.~~/J.~!P.: 
~.l)fparkin9.:i~~~!~(.) 

The sites were surveyed in the 1 gsos. the 1990s. the 2000&, and the 201 Os In Conn8Cllcut. New 
Jersey, New YOfk, Oregon, Pennsytvanla, Tennos.see, Texas. and Utah 

Soun::• Numbers 

244,573, S81, 611 , '125,876,877, 912., 1016, 1029 

General UrtNln/Sutlurt>en and Rural (land lMM 000- ffl) us 
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The Project’s newer structures require a system of 
protection that includes protected exteriors, Class A 
roofs, protected vent openings, and managed and 
maintained fuel modification zones, along with interior 
protection through fire sprinkler requirements.  

The El Camino Real Assisted Living Facility is located 
within 2 miles of the Pacific Ocean in an area that 
consists of an existing newer residential neighborhood, 
a newly constructed church, parking lot areas, 
associated roadways, and other human-made 
structures, as well as a small eucalyptus woodland area 
to the east; riparian wetland areas to the northeast, 
east, and further southeast; and other disturbed 
habitat. The El Camino Real Assisted Living Facility will 
remove any on-site vegetation from the site and will 
include perimeter fuel modification. Northern San Diego 
and the project area are influenced by the Pacific Ocean 
and are frequently under the influence of a seasonal, 
migratory subtropical high-pressure cell known as the 
“Pacific High.” Wet winters and dry summers, with mild 
seasonal changes, characterize the Southern California 
climate. The prevailing wind pattern is from the west 
(onshore), but the presence of the Pacific Ocean causes 
a diurnal wind pattern known as the land/sea breeze 
system. During the day, winds are from the west–
southwest (sea), and at night winds are from the 
northeast (land), averaging 2 mph. During the summer 
season, the diurnal winds may average slightly higher 
(approximately 16 mph) than the winds during the 
winter season due to greater pressure gradient forces. 
Surface winds can also be influenced locally by 

Assisted Living 
(254) 

Vehicle Trfp End• va: BQ 
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setting/Location: General UrtNlnlSuburtNm 

Nl.fflblrofSb.ldiel 2 
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topography and slope variations. The highest wind 
velocities are associated with downslope, canyon, and 
Santa Ana winds, which this property does not have. The 
El Camino Real Assisted Living Facility project is less 
affected by Santa Ana winds due to its location near the 
coast. Winds funneled through mountains and onto the 
flat mesas dissipate and produce lower average wind 
conditions. The project’s proximity to the coast will 
result in higher humidity and lower temperatures for 
most of the year. When Santa Ana winds blow in the fall, 
humidity may drop and temperatures rise, but humidity 
would remain higher than those found in more inland 
locations and will provide an “insulating” effect that 
helps reduce the likelihood of catastrophic wildfire on all 
but the most sever Red Flag Warning days. 

There would not be fuels to facilitate wildfire spread 
within the proposed project, and perimeter defensible 
space would be customized to keep flame and heat 
away from the facility. The proposed project’s structure 
would be protected by ember resistant vent openings. 
San Diego County agencies have successfully evacuated 
large numbers of people (e.g., 400,000 during the Cedar 
Fire and 150,000 during the Witch Fire) and has utilized 
situational awareness and notification technology for 
successfully evacuating areas and moving people out of 
harm’s way. The El Camino Real Assisted Living Facility, 
because of the fire protection features and planning, 
offers emergency managers with more flexibility. If 
evacuation would be unsafe, residents can temporarily 
shelter in the facility or other designated on-site spaces, 
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which are planned, designed, and maintained to 
function when needed.  

Regarding the Paradise fire as raised in the comment, 
the ecology, botany, and general landscapes in and 
around Paradise are very different than in coastal San 
Diego, specifically at the El Camino Real facility and its 
surroundings. In general, the Northern California Sierra 
Nevada foothills are dominated by large, mature conifer 
forests. As mentioned above, the project site is in an 
area that consists of an existing newer residential 
neighborhood, a newly constructed church, parking lot 
areas, associated roadways, and other human-made 
structures, as well as a small eucalyptus woodland area 
to the east; open riparian wetland areas to the 
northeast, east, and further southeast; and other 
disturbed habitat. The native landscapes in both locales 
have significantly changed over time from their historic 
conditions, which has had an influence on the types of 
fires that could occur. As a result of management 
approaches like fire exclusion in Northern California 
forests, the pine forests around Paradise have become 
denser than their historical open, park-like densities and 
now include understory fuels that increase the wildfire 
risk substantially. Fire exclusion has caused the forests 
to miss many successive intervals of the normally low-
intensity fire. Absent these small, mostly benign surface 
fires, the vegetation there grew to provide greatly 
increased surface fuel loading and increased vertical 
continuity of shade-tolerant trees into the canopy of the 
larger dominant trees. This resulted in ground fuel, 
ladder fuels, and dense canopy fuels - traits that foster 
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high-intensity crown fires. When these traits are 
combined with high winds, they result in a fast-moving 
wildfire as experienced in the 2018 Paradise Fire.  

The landscape around the El Camino Real Assisted Living 
facility would not consist of contiguous, fire-prone 
vegetation. While the fuels in the riparian open space 
areas would have the potential to burn (especially under 
hot and dry Santa Ana wind conditions), the irrigated, 
maintained landscape around the proposed facility 
would retard the spread and intensity of wildfires as it 
would burn in a reduced intensity, spotty manner. There 
would not be a uniform fire front as would be expected 
in an uninterrupted fuel bed. The perimeter BMZ, which 
is irrigated, further reduces fire intensity and spread 
rates as high moisture plants are difficult to ignite. The 
BMZ starves the fire of fuel, which directly impacts its 
ability to spread. The proposed project as a whole 
represents a large fuel break on the landscape. 

However, the greatest change to fuels in both locales is 
due to the building of homes and other structures in the 
landscape. The homes in Paradise were built before 
building codes considered wildfire; the Assisted Living 
Facility structure, however, will be built to meet and, in 
some cases, exceed the City’s current and very 
restrictive fire and building codes. Whereas Paradise’s 
ecosystem has evolved to foster high-intensity crown 
fires, El Camino Real’s ecosystem would be expected to 
actually impede the spread of wildfire due to the 
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ignition resistant landscape and a structure built to the 
most stringent fire codes. 

Evacuation Planning and Preparedness 

In both the 2017 Tubbs Fire in Santa Rosa and the 2018 
Camp Fire in Paradise, residential notification was 
largely lacking. This was due to a myriad of factors 
including fires quickly burning down cell towers, 
residents cancelling their landline services, visitors who 
were unaware of the service, and others.  

The City offers a robust emergency notification system. 
The system, operated by the Office of Emergency 
Services, is known as Alert San Diego, and is capable of 
notifying tens of thousands of numbers in a very short 
timeframe of an impending emergency. The system 
has the capacity to push out emergency notices to 
both land lines and cell phones. In addition, there are 
many local news sources including television, radio, 
public broadcast, and social media that are used to 
reach affected citizens. In some cases, emergency 
responders will go street by street or door by door to 
notify residents of an evacuation.  

The El Camino Real Assisted Living Facility, the San Diego 
Fire and Rescue Department, and the City all incorporate 
the “Ready, Set, Go!” evacuation protocol. For the project, 
it was adapted for the assisted living facility setting, as 
shown in the Wildfire Evacuation Plan included as 
Attachment 2 to the draft state-mandated Emergency 
and Disaster Plan. Part of this protocol is understanding 

A Policy on • 
Geometric Design of 
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when fire threat is at its peak. Red Flag Warnings 
declared by the National Weather Service provide 
emergency responders and residents with a warning that 
they should be prepared to take action if a wildfire 
develops. The focus of the Ready, Set, Go! program is on 
public awareness and preparedness, especially for those 
living in the wildland-urban interface areas. The program 
is designed to incorporate the local fire protection agency 
as part of the training and education process in order to 
ensure that evacuation preparedness information is 
disseminated to those subject to the potential impact 
from a wildfire. The Ready, Set, Go! program is 
compatible with phased evacuations and the temporary 
on-site refuge contingency option. There are three 
components to the program:  

“READY” – Preparing for the Fire Threat: Take personal 
responsibility and prepare long before the threat of a 
wildfire so you and your belongings are ready when a 
wildfire occurs. Create defensible space by clearing 
brush away from the structure. Use only fire-resistant 
landscaping and maintain the ignition resistance of the 
property (as delineated in SEIR Chapter 3, Table 3-3, 
PDF-FIRE-1 through PDF-FIRE-4 and CM-FIRE-1 through 
CM-FIRE-4). Assemble emergency supplies and 
belongings in a safe spot. Confirm you are registered for 
AlertSanDiego system. Make sure all residents residing 
within the home understand the plan, procedures and 
escape routes.  

“SET” – Situational Awareness When a Fire Starts: If a 
wildfire occurs and there is potential for it to threaten 
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the El Camino Real Assisted Living Facility, pack the 
vehicles with your emergency items. Stay aware of the 
latest news from local media and your local fire 
department for updated information on the fire. If you 
are uncomfortable, leave the area.  

“GO!” – Leave Early! Following your Action Plan provides 
you with knowledge of the situation and how you will 
approach evacuation, as delineated in the project-
specific Emergency and Disaster Plan including 
Attachment 1, El Camino Assisted Living All Hazards 
Emergency Operations Program and Plan Manual, and 
Attachment 2, Wildfire Evacuation Plan. Leaving early, 
well before a wildfire is threatening your community, 
provides you with the least delay and results in a 
situation where, if a majority of neighbors also leave 
early, firefighters are now able to better maneuver, 
protect and defend structures, evacuate other residents 
who couldn’t leave early, and focus on citizen safety.  

Ready, Set, Go! is predicated on the fact that being 
unprepared and attempting to flee an impending fire 
late (such as when the fire is physically close to your 
community) is dangerous and exacerbates an already 
confusing situation. The El Camino Real Assisted Living 
Facility Emergency and Disaster Plan provides key 
information, including the best available routes for them 
to use in the event of an emergency evacuation. 

Because fires may ignite at any time of the day and may 
move rapidly under Santa Ana wind conditions, The El 
Camino Real Assisted Living facility will provide ongoing 

ATTACHMENT 2 
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fire awareness training and resources to its employees 
and residents. The goal is to create a fire aware 
community that understands the types of fire threats 
that may occur and what actions law enforcement or 
other officials may direct them to take. 

Evacuation Procedures and Capabilities 

The evacuation procedures and pre-planning in the City 
and throughout San Diego County are extensive, and the 
practiced experience of the SDFPD and other San Diego 
County agencies is to a higher standard than compared 
that in Paradise. Previous wildfires in San Diego County 
that caused large-scale evacuations have led to many 
lessons learned over the years, which have prepared first 
responders for significant fire events. Whereas Paradise 
planned for a smaller fire event during average weather 
conditions (which would enable a phased evacuation), the 
El Camino Real Assisted Living Facility recognizes that fires 
will likely burn there under Santa Ana wind conditions and 
have planned accordingly. However, because emergencies 
requiring evacuation have many variables and must be 
evaluated on a case-by-case basis, this plan shall be 
subservient to real-time law enforcement and fire 
personnel/agencies’ decision-making and direction during 
an emergency requiring evacuation. 

The Assisted Living Facility will follow the Ready, Set, Go! 
approach to evacuation, where residents are expected 
to leave well before any wildfire might arrive at the 
community. That said, unforeseen conditions (and 
normal human nature of delaying evacuation) could 
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California fire: Tf you stay, you're dead. How a Paradise nursing home 
evacuated 
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How do you evacuate a nursing home when the deadliest ,_;1dfirein califomia history is bearing 

down and there are 91 men and women to move to safety -patients in need of walkers or 
wheelchairs or confined to hospital beds, suffering from dementia, recovering from strokes? 

Toe fire is corning fast. Help is not. 

Staying at the Cypress Meadows Past-Acute center in Paradise is not an option. Sheltering in 
place means certain death for the 30 or so staff members on hand and the patients who rely on 
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potentially preclude safe evacuation of some residents. 
However, the nature of the structures’ construction and 
landscaping would enable the employees and residents 
to passively shelter in the facility as a last resort. This 
would provide residents with a safer alternative than 
attempting a late evacuation during a wildfire’s 
immediate passage.  

Wildfire Hazard vs. Wildfire Risk 

Although the El Camino Real Assisted Living Facility is 
located in a VHFHSZ, it will have a significantly lower 
potential of actual loss than other older communities 
(such as Paradise) that are also located in a VHFHSZ. 
This is based upon the distinction between HAZARD 
(which the state categorizes) and RISK (which the state 
does not quantify). HAZARD is the potential fire 
behavior (i.e., flame length, crown fire occurrence, 
capacity to generate embers) in the predicted mature 
vegetation of the area. RISK is the potential for 
structural loss from said fire. Thus, even if there is a 
potential low fire hazard in a given area (expected low 
flame lengths), a home might still be at high risk of 
ignition if the physical characteristics of the property 
would facilitate structural ignition (e.g., flammable 
vegetation next to a home with wood siding). 

Conversely (and more applicable to the El Camino Real 
Assisted Living Facility structure), a structure might be in 
a high-hazard area (potential exposure to high flame 
lengths and ember generation), but may be at low risk 
of ignition if the structure is built with ignition-resistant 
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them. A fleet of vans that might have helped ferry them to safety has been turned back because of 

the danger. 

Sheila Craft, director of admissions and marketing at Cypress Meadows, has to find 91 beds 

within driving distance of this small town in the Sierra foothills. And she has to find them now. 

I.IVE UPDATES· The lat:tston the California flus » 

On a typical day, there are waiting lists to get a bed at a skilled nursinghomeor memory care 

center or assisted living facility. This is not a typical day. 

'!he fire starts about 6 :3 o a.m, Nov. 8, about eight miles of rugged terrain away from the nursing 

home. Craft sees smoke an hour later, while driving her four kids to school in this woodsy town 
where all of them were born. 

She spots flames in the distance as she heads to Cypress Meadows. 

By 7:45 a.m., she is at her desk, working the phones. 

"I wascailingevery facility around, 'Hey, we"re getting evacuated, this is happening, I don't know 

if you've watched the news, but how many beds do you have available?"' Craft said. •so they'd tell 
me.1

1Four females and two males.' 10~ I1m putting you down1 I1ll t.ake. 'e.rn.1 Then I called another 

facility, 'How many beds do you have available?' ... 

•so, I've got one phone in this ear, cailing, finding residents homes or beds, and the other phone 

in this ear with my 12-year-old seventh-grader standing in front of her gym with a plume of 

smoke, going, 'Mom,! have to be picked up. We"re being evacuated.' I'm, 'OK, I'm gonna get 

somebody to you. You stay right there. Don't move."' 

By the time. Olivia Drummond ani ves at work at B a.m. 1 Cypr-ess Meadows is -win full evacuation 

mode," a process that is fraught even for the able-bodied gathering their own things and their 
own 1 oved ones and leaving their own horn es under their own steam. 

'!he fire is growing. 
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construction materials and adequate defensible space is 
provided around the structure. 

Unlike the El Camino Real Assisted Living Facility 
property and surrounding areas, the landscape-level 
vegetation in and around the Paradise area consisted 
primarily of mature mixed-conifer forests with a high 
degree of both horizontal and vertical continuity and 
high loads of contiguous grasses in areas that were 
burned a decade ago. These fuel types facilitated rapid 
fire spread and intensity in the wildland areas that 
surrounded Paradise and caused an enormous storm of 
embers to be cast onto individual parcels. While some of 
the surrounding areas near Paradise were burned in a 
fire in 2008, the high grass levels (fostered by late spring 
rains) were continuous and facilitated rapid spread into 
the community. 

The most granular level of fuels to consider (the 
structures themselves) served as the most important 
fuel that led to the mass devastation in Paradise. 
Throughout that community, home after home was 
destroyed, but the adjacent vegetation was left largely 
untouched. This phenomenon has been observed in 
multiple large, destructive fires, including the 2007 
Witch Creek Fire in San Diego County, the 2009 Black 
Saturday Fires in Victoria, Australia, the 2017 Tubbs Fire 
in Santa Rosa, and the 2018 Woolsey Fire in Los Angeles 
County. In all cases, mass destruction in many parts of 
the fire boundary was largely related to homes igniting 
via an ember storm, which burned many homes from 
the inside out following embers entering the structure 
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Toe medical records director bags each patient's documents, paperwork that describes who they 

are, how to reach their next of kin, what drugs they should take, the care they will want when 

they are dying. A medication mrrse bags each one's drugs. A certified nursing assistant puts 

together a change of clothes. 

Patients are dressed and seated in wheeichairs. Bags with their drugs and clothes and paperwork 

are tied to the chair handies. 

«we pulled the.rn out of the roams/ said Drumm andi Cypress Meadows' director of social 
5e1Vi.c-es . .wour plan was to get the roams emptied and close. the door. Once the door was close.d1 

we lmew there was no r-esident in there. 11 

That way, no one would be left behind as flames licked therafters and made their way through 

the nursing home's wings. 

Toe fi rst40 patients, the most ambulatory and easiest to move, head out about 9:30 a.m . Then 

comes an order to sheiter in place. Patients who had been queued up in wheei chairs outside are 

rolled back into the dining area, away from the growing toxic smoke. 

Just before 10 a.m., Drummond said, authorities ani ve and say, •you gotta go." Staff members 

line up their cars to ferry patients out. The wheei chairs are abandoned. 

Drummond heips her daughter, Sarah, a dietary technician at the home,load two patients into 

her Ford Focus. Sarah is 19. The last thing Drummond's husband tells her: "Don't separate from 

Sarah." 

But on this terrible Thursday morning, she has no choice. 

MOB&· ruck key details of the cnlifomfa wildfius » 

Drummond i54 ½ months pregnant. She had planned to take the passenger seat. But one of the 

patients needs it because she doesn't tit in back And Drummond can't squeeze in either. So she 

sends the car down the hill. 

JR ' 
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via vents, windows, or under doors. El Camino Real 
Assisted Living Facility’s structures are designed to 
withstand ember storms by providing tightly built 
structures with no unprotected openings and ember 
resistant vents that prevent ember intrusion. 

Ignition Minimizing Measures: 

The following are City and state fire and building code 
required measures for building in wildland-urban 
interface areas. 

1) The Assisted Living Facility structure will be code 
compliant, ignition resistive, and fully sprinklered in 
compliance with Section 142.0412 of the SDMC (Brush 
Management) and Section 104.9 of the 2022 California 
Fire Code (CFC) (or current edition at the time of 
construction). The structure will also comply with the 
2022 edition of the California Building Code (CBC), 
Chapter 7A (or current edition at the time of 
construction), with approved alternative compliance 
measures, as permitted by the CBC, and City alternative 
compliance measures to further enhance fire protection 
as further described below. 

2) Each room and all enclosed spaces, including all 
closets, bathrooms, and hallways within the Assisted 
Living Facility, will be provided with an NFPA 13 
(Standard for the Installation of Sprinkler Systems) 
automatic fire sprinkler system. The NFPA 13 automatic 
sprinkler system will be installed in accordance with 
Section 903.3.1.1 (including Subsections 903.3.1.1.1 and 
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Sarah will not be heard from for the next 10 hours. Her parents won't know if she and her 

passengers made it out alive. 

Craft pulls her white Chevrolet SUbw-ban to the Cypress Meadows entrance. She's not a nw-se, so 

,he will be driving patients who do not need complicated care. Two women and a man - one 

stroke victim, two with Alzheimer's disease. 

'They are headed to Roseleaf, a memory care facility in Chi co, about 16 miles away, a 3 e>-minute 

drive when the world's not ablaze. On this day, it will take nearly seven how-s. 

Craft pulls into gridlock headed south. She considers piloting her truck down a bike path and 

through a trailer park. But the bike path is on fire. She sees there are no cars in a northbound 
lane, so she takes it, heading south - and then comes upon flames at an intersection. 

Ahead of her is a line of stopped cars. To the left is a tail tree on fire, a medical building ablaze. A 

fire tornado swoops by, aiong the driver"s side of her Subw-ban. She is on the phone with her 

husband. She is certain that she and everyone around her will die. 

"My side [of the car] was hot," she said. "There was fire right there. I was sick to my stomach. I've 

never been so scared. I was telling my husband goodbye. He was with my kids. He kept saying, 

'No, no, no.' He was praying an angel to come to me, somebody who would help me, get us out of 

here." 

Craft chokes up as she relives this. Her face is flushed. Tears start to well. Six days have passed 
since fire destroyed her hometown. II hw-ts. 

"I just told him, 'I don't think that's true. I can't talk my way out of this. I can't make this go away. 

I can't get out of this situation." She is crying in earnest. "He goes, 'You do what you have to do. 

You have to drive around people, you drive around people. You get off that hill."' 

She jumps a curbi makes some headwayijumps another1 pops a tire. 

Craft pulls into the parking 1 ot of the local Safeway. She cannot find the jack to change the tire. 
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903.3.1.1.2) of the 2022 CFC, which also requires 
sprinkler protection for exterior balconies, deck, and 
ground floor patios of sleeping units where the building 
is of Type V construction, as well as open-ended 
corridors and exterior stairways and ramps. The NFPA 
13 system includes the following requirements: 

a. To be designed by a licensed fire protection 
engineer or SDFRD-approved sprinkler contractor.  

b. To provide fire inspector’s test value 5 feet 
above grade.  

c. To provide sufficient water supply as determined 
by fire sprinkler hydraulic calculations, which may 
require increased meter and piping size. If fire flow 
is insufficient for the designed system, alternative 
options, such as a fire pump designed to boost fire 
flow, may be considered, to the approval of SDFRD. 
Alternative options will be submitted to the SDFRD 
for approval before installation. 

d. Sidewall sprinklers that are used to protect 
exterior balconies, decks, and ground floor patios 
shall be permitted to be located such that their 
deflectors are within 1-inch to 6-inches below the 
structural members and a maximum distance of 14-
inches below the deck of exterior balconies that are 
constructed of open wood joist construction. 

e. Automatic or self-closing doors shall be installed 
and conform to the exterior door assembly 
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Then, she says , a little electric-powered Ford pulls up, a car •that my husband and 1 would never 

own in a gazillion, million years. 11 

Behind the wheel is Nate Reich, operations general manager for Safeway in Northern California. 
He wants to drive her to safety. But she has the three patients with her. She asks for help with the 

tire. 

Still no jack. Safeway goes up in flames. 

But Sheila Craft has found her angel. Somehow, the three frail , elderly patients and Craft all jam 

into Reich's little Ford. He paints the car south. The sky is black as night. 

A week passes. All 9L patients have been resettled. Four are now with family, the rest spread 

among is nursing homes and two hospitals. 

"' 
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standards addressed in Chapter 7 of the CBC, 
Section 708A.3. 

3) Zone 1 requires a minimum 35 feet of on-site irrigated 
landscape planting with drought-tolerant, fire resistive 
plants. The landscape will be routinely maintained and 
will be watered by an automatic irrigation system that 
will maintain healthy vegetation with high moisture 
content that would prevent ignition of embers from a 
wildfire. 

4) The facility design also provides an unimpeded, all-
weather pathway (minimum 3 feet wide) on all sides of 
the buildings for firefighter access around the entire 
perimeter of the structure. 

5) Areas requiring ventilation to the outside 
environment will require ember-resistant vents such as 
Brandguard, Vulcan, or O’Hagin brands. These vents 
exceed the code requirement of a minimum 1/16-inch 
not to exceed 1/8-inch openings. All vents used for this 
project will be approved by SDFRD. 

The following alternative compliance fire protection 
measures are being provided due to the inability of the 
eastern side of the project development to provide a full 
100 feet of brush management requirements on site 
because of property boundaries and environmental 
constraints such as the MHPA and 100-foot wetland 
buffer areas. These alternative compliance measures 
were found to meet or exceed the code-required 100 
feet BMZs through science and application and were 

6'22123,803 p~ c.i1rorr1.a nre: r :,-ou&.Jf, :,-olfredea:I . Hew a Parai:se nuffilig bomee'(acu.ted- lccs.Aigele:. lime:. 

Cypress Meadows is gone. Plum Healthcare Group, which owns it and 55 other facilities in 

california and Nevada, has held two job fairs for its displaced workers and hopes to employ them 

at its other properties, No decision has been made about rebuilding, said Aaron Edmonds, Plum's 

area president. 

Sarah Drummond and the two patients in her care sheltered in place with other evacuees and law 

enforcement agents, first in one Paradise parking lot and then another, wrapped in fire blankets. 

She plans to leave california. 

Olivia Drummond does not know if her house in Magalia is still standing. She had a prenatal 

checkup on Wednesday. She heard the baby's heartbeat. 

And Craft went back to see her house and the nursing homefor the first time since flames rushed 

through the town she loves. 

Both were destroyed. 

All that is left of Cypress Meadows are a wavy metal roof and a tangle of ruined equipment. The 

abandoned wheel chairs, most badly burned, remain queued up in front of what was once a 

graceful entrance. 

'!heir big tires lie on blackened ground, reduced to circles of white ash, which crumbles when 

touched. 

mari..a..lagaug];1ti mes row 

Twitter: .@maria~ 

• Ma,;, L. La Gaas, 

Maria L. La Ganga is city editor for the Los Angeles Times. She has covered six 

presidential elections and served as bureau chief in San Francisco and Seattle. 
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accepted by numerous fire agencies throughout 
California. 

1) Due to the inability to provide a full 100 feet of on-site 
brush management around the exterior of the Assisted 
Living Facility structure, the entire development site will 
be required to be maintained in a condition that will 
consist of an all-irrigated low fuel landscape with 
drought-tolerant, fire resistive plants and a paved 
hardscape development area surrounding all sides of 
the building to the property line/MHPA line or 100 feet 
from the structure (as possible). The irrigated landscape 
will include no undesirable, highly flammable plant 
species. Plants within this zone will be routinely 
maintained and watered by an automatic irrigation 
system that will maintain healthy vegetation with high 
moisture contents that would prevent ignition by 
embers from a wildfire.  

2) Due to the inability of the northern and eastern sides 
of the structure to provide a full 100 feet of on-site 
brush management due to property boundary 
limitations, adjacency to native or naturalized vegetation 
and/or the MHPA, and 100-foot wetland buffer areas, all 
windows on the north and east sides of the structure 
are required to provide exterior glazing in windows (and 
sliding glass doors) that is dual pane with both panes 
tempered glass. Dual pane, one pane tempered glass 
has been shown during testing and in after fire 
assessments to significantly decrease the risk of 
breakage and ember entry into structures. Therefore, 
requiring dual pane, both panes tempered is anticipated 

ATTACHMENT 3 
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to be an important safety measure that provides 
enhanced structure protection and provides mitigation 
for modified fuel modification zones and limited 
setbacks from adjacent structures. The window upgrade 
also exceeds the requirements of Chapter 7A of the CBC 
and provides additional protection for the structure’s 
most vulnerable, exterior side (alternative compliance 
fire protection measure). 

3) Due to the inability of the entire eastern sides of the 
structure to provide a full 100 feet of on-site brush 
management due to the MHPA and 100-foot wetland 
buffer areas, the entire east side of the structure is also 
required to include 5/8-inch Type X fire rated gypsum 
sheathing applied behind the exterior covering or 
cladding (stucco or exterior siding) on the exterior side 
of the framing, from the foundation to the roof for a 
facade facing the MHPA open space and naturally 
vegetated areas. 5/8-inch Type X fire rated gypsum 
sheathing is required to be manufactured in accordance 
with established ASTM standards defining Type X 
wallboard sheathing as that which provides not less 
than 1-hour fire resistance when tested in specified 
building assemblies and has been tested and certified 
as acceptable for use in a 1-hour fire rated system. 
CertainTeed Type X Gypsum Board has a Flame Spread 
rating of 15 and Smoke Developed rating of 0, in 
accordance with ASTM E 84 (UL 723, UBC 8-1, NFPA 255, 
CAN/ULC-S102), is UL classified for Fire Resistance 
(ANSL/UL 263; ASTM E119), and is listed under UL File 

DATE: 02/03/2023 

SUPERIOR COURT OF CALIFORNIA, 
COUNTY OF SAN DIEGO 

MINUTE ORDER 

llME: C4:00:00 PM DEPT: 
JUDICIAL OFFICER PRESIDING: Ronald F. Frazier 
CLERK: Sarah Doski 
REPORTER/ERM: 
BAI LIFF/COURT ATTENDANT: 

CASE NO: 37-2021--00033583-CU-TT-CTL CASE INIT:DATE: 08/0512021 
CASE TITLE: PO-NE Act ion Group vs City of San Diego [E-FILE] 
CASE CATEGORY: Ctvil- Unlimited CASE TYPE: ToJ(iC Tort/Environmental 

APPEARANCES 

The Court, having taken the above-entitled matter under submission on 2/'2/23 and having fully 
considered the arguments of all parties, 00th written and oral , as well as the evidence presented, now 
ru les as follows : 

Petitioner PO-NE Action Group's Petition for Writ of Mandate is GRANTED IN PART. (ROA 1, 49.) 

This proceeding concerns Respondent City of San Die-go's approval of a residential development known 
as a Junipers Prcject rPrcjec:t") located in the Rancho Penasquitos area. Re.al Parties in Interest 
Carmel Partners, LLC .and Carmel Land, LLC ("RP ls") .are the Prcje-:t .applicants. 

Petitioner seeks .a writ of m.and.atev.ac.ating the City's .approval of the Prcje-:t. 

Wtmltzer (he FIR Adem@WY Considers 911m11Yl(i1,e /mracls 

An Environmental Impact Rep,:::,rt rEIW) must consider .a prcje-:fs "cumulative impacts." (14 C.C.R. § 
15130(.a).) "[A] cumulative impact consists of .an imp.act whi:::h is cre.ate<l .as .a result of the combination 
of the prcje-:t ev.alu.ate<l in the EIR t~etherwith other prcje-:ts causing rel.ate<l impacts." (14 C.C.R. § 
15130(.a)l1).) "The cumulative imp.act from sever.a l prcje-:ts is the change in the environment which 
results from the incremental impact of the prcje-:t when .adde<l to other closely related past, present, .and 
reasonably roreseeable prob.able ruture prcject.s." (14 C.C.R. § 1535S(b).) 

Petitioner .asserts the EIR f.ai1ed to .adequately consider the cumulative impact of the Prcje-:t together 
with the Millennium PQ .and Tr.ails .at Carmel Mountain Ranch prcje-:ts. In opposition, Respondent .and 
the RPls .assert these prcje-:ts did not qualify for inclusion in the cumulative impacts study. Specifi:::.ally, 
Resp,:::,ndent .and the RPls .assert the City use<l the Prcjecfs Notice of Preparation of the EIR (April 10, 
2018) .as the cutoff date, .and neither the Millennium PQ nor the Tr.ails prcjects were .an.alyze<l t-ec.ause 
neither of these .applications was "deeme<l complete" before this date. (AR 43 :113-81-11406; 15:4859.) 

"[M]ere .awareness of proposed expansion pl.an s or other propose<l development does not necessarily 
require the inclusion of those prop,:::,se<l prcje-:ts in the EIR ." (Gray v. County or Madera (2008) 167 

DATE: 02/03/2023 
DEPT: 

MINUTE ORDER 
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No. CKNX.R3660 (CertainTeed 2024) (alternative 
compliance fire protection measure). 

The comment also asserts that the SEIR does not 
mention evacuation.  

Please refer to MR-2, Wildfire Hazards and Evacuations. 

O2-55 Please refer to MR-2, Wildfire Hazards and Evacuation. 

O2-56 Please refer to MR-2, Wildfire Hazards and Evacuation. 

O2-57 Please refer to MR-2, Wildfire Hazards and Evacuation. 

O2-58 The analysis of the San Dieguito Lagoon W-19 
Restoration Project (Lagoon Restoration Project) was not 
included in the cumulative analysis for the proposed 
Project; however, analysis of the Lagoon Restoration 
Project is provided herein. The facts of the Lagoon 
Restoration Project as they relate to the Project’s 
cumulative analysis are that activities associated with 
the Restoration Project would not occur concurrently 
with the proposed Assisted Living Project. Construction 
of the Lagoon Restoration Project began in January 2022 
and has completed construction as of September 17, 
2024 (SANDAG pers. comm., Smith 2024). Therefore, 
due to the fact that construction associated with the 
Lagoon Restoration Project has been completed, no 
further construction activities would occur concurrently 
with the proposed Project. Additionally, as discussed in 
the San Dieguito W-19 Lagoon Restoration Project Final 
Environmental Impact Report, the San Dieguito Lagoon 

CASE TITLE: PO-NE Action Group vs City of San Diego CASE NO: 37-2021-00033583-CU-TT-CTL 
[E-FILE] 
Cal.App.4th 1099, 1127 (emphasis added) .) However, •any future prcject where the applicant has 
devoted significant time and financial resources to prepare for any regulatory review shwid be 
consjdered as probable future prcjects for the purp::::,ses of cumulative impact.• (Id. at pp. 1127-28 
(emphasis added).) •Prcjects that are undergoing environmental review are reasonably probable future 
prcjects.• (Id. at p. 1127.) 

Here, the administrative record reflects both the Millennium PO and Trails prcjects were reasonably 
probable future prcjects known to the City well before the draft EIR was published. Although the City 
attempts to assert it was not obligated to consider these prcjects because neither of the applications was 
•deemed complete• before the Prcjecfs April 10, 2018 Notice of Preparation was issued, the court is not 
persuaded . 

The EIR states the Millennium PO application was deemed complete on June 14, 2019 and the Trails 
appl ication was deemed complete on January 31, 2020. (AR 15:4859.) However, the record and 
judicially noticeable documents demonstrate the City was concurrently evaluating the Prcject, 
Millennium PQ, and the Trails for many months prior to the publication of the draft EIR . (AR 
225:244-00r-24412, 15:4991; Pet. RJN at Exh. A.) The City was clearly aware Millennium PQ and Trails 
were rea sonably probable future prcjects. 

The court is sympathetic to the City's desire to apply a bright-line rule . However, the legal authorities 
reflect a more flexible approach. (14 C.C.R. § 153SS(b); Gray at pp. 1127-28.) RPls cited 00th Gray 
and South or Markel Commun;ty Act.ion Network v. C.ily and County or San Francisco (2019) 33 
Cal.App.5th 321 as sup~rt for their p::::,si tion that the City's selection of the Notice of Preparation date as 
the cutoff was reasona ble. Notably, however, both these ca ses are distinguishable on their facts from 
the case presented here. In Gray, the court noted •the County could not locate any prcject where an 
appl icant has filed for review with the County Planning Department" before determining the County had 
reasonably exercised its discretion to set the date of the prcject application as the cutoff. (Gray at p. 
1128.) By contrast, here there is evidence the City was aware of other probable future prcjects in close 
proximity to the Prcject. 

Likewise, in South of Ma,kel, the plaintiffs asserted the EIR had used an outdated list of prcjects and 
made •generalized observations that development is 'rampant,"" but the court noted the lack of evidence 
that the list was •defective or misleading, or th.at the City ignored prcjects th.at were in the pipeline for the 
purp::::,se of adjudging cumulative impacts.· (South or Ma,kel at p. 33-6--37.) Thus, ·1tJhe City had 
discretion to determine a reasonable date as a cutoff for which prcjects to include in the cumulative 
impacts analysis, and plaintiffs have not shown the City's decision to use a 2012 prcj,ect list was 
unsupported by substantial evidence.• (Id. at p. 337.) Here, Petitioner has sufficiently demonstrated 
Petitioner's decision to exclude Millennium PQ and the Trails prcjects was not reasonable under the 
facts . In the courfs view, the close proximity of these prcjects - particularly Millennium PQ, which is 
adjacent to the Prcject - renders the City's decision all the more arbitrary. 

Thus, the El R fails to comply with CEQA because it did not adequately consider the cumulative impact of 
Millennium PQ, Trails, and the Prcject. 

As to these grounds, the Petition is granted. 

Wtmttmr (t?e FIR Adem@WY Considers 11::''d/ire Safety Im rads 
•An EIR shall identity and focus on the significant effects of the prop::::,sed prcject on the environment.• 
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W-19 Restoration Project was largely a construction 
project to create and restore wetlands and would 
implement mitigation to reduce construction impacts to 
biological resources, air quality, paleontological 
resources, and cultural resources to less than 
significant. As described in the San Dieguito W-19 
Lagoon Restoration Project Final EIR, “The proposed 
project would result in significant and unavoidable 
temporary impacts to the topic areas of: Biological 
Resources; Traffic, Access, and Circulation; and Noise” 
(JPA 2018). Additionally, the Lagoon Restoration Project 
would not involve notable, permanent operational 
impacts that would need to be considered in 
combination with the proposed Assisted Living Facility 
or other cumulative projects because the Lagoon 
Restoration Project would only require periodic and as-
needed monitoring by a biologist to ensure the 
restoration effort is successful in meeting the 
performance criteria for the establishment of wetlands 
and related vegetation. As discussed throughout 
Chapter 5 of the Draft SEIR, all impacts associated with 
the Assisted Living Facility would be mitigated to a less-
than-significant level. More specifically, the Assisted 
Living Facility would implement similar mitigation 
measures as the San Dieguito Lagoon W-19 Restoration 
Project to address any potential inadvertent impacts to 
cultural and paleontological resources. Similarly, all 
impacts to biological resources associated with the 
Assisted Living Facility would be reduced to less than 
significant with incorporation of PDFs, CMs, and MMs. 
Therefore, because the construction schedule of the San 
Dieguito Lagoon W-19 Restoration Project and the 

CASE TITLE: PO-NE Action Group vs City of San Diego CASE NO: 37-2021-00033583-CU-TT-CTL 
[E-FILE] 

(14 C.C .R. § 1512'6.2(a).) This includes "any potentially significant direct, indirect, or cumulative 
environmental impacts of locating development in areas susceptible to hazardous conditions (e.g., 
floodplains, coastlines, wildfire risk areas) .... " (Ibid. , emphasis adde-:1. ) 

Within the context of wildfire safety impacts, Petitioner argues the EIR faile-:1 to consider the cumulative 
impacts of the Prcject together with the Millennium PQ (which will use the same evacuation exit) and 
Trails prcjects (wh~h will significantly increase the number of evacuating residents). The court agrees 
and finds the EIR also fails to comply with CEQA t>eca use it did not adequately consider the cumulative 
im pact of Millenn ium PQ, Trails, and the Prcject when evaluating the Prcjecfs wildfire safety rBks. 

In their opposition, Res~ndent and RP ls ~int out the RPls com missione-:1 a study on Millennium PQ's 
impact on evacuation times, and that the study conclude-:1 the comm un ity's evacuation time would only 
increase from 3.5 to 3.8 hours if Millennium PQ prcject were also considere-:1. (AR 21:10659-10662.) 
As a preliminary matter, this study still does not take the Trails prcject into consideration. Further, 
"CEQA requires agencies to dBcuss a prcjecfs ~tentially significant imp.acts in the draft EIR and final 
EIR." (Sie,ra Watc-h v. County or Placer (2021) 69 Cal .App.5th 86, 103; see also 14 C.C.R. § 15120.) 
"[T]o the extent an agency omits an adequate discussion of a prcjecfs potential imp.acts in its EIR, it 
can not afterward ma ke up for the lack of a nalysB in the EIR through post-EIR analysis." (Ibid., citing 
Save Our Peninsuia Committee v. Monlerey Cty. Bd . or Supe,visors (2001) 87 Cal .App.4th 99, 130.) 

Here, the RPls submitte-:1 the study on the eve of the City Council hearing . (AR 21:10659.) The memo 
is date-:1 June 11, 2021 and the City Council hearing was held June 15, 2021. No s uch analysis is 
containe-:1 in either the draft EIR or final EIR. Thus, the EIR fails to comply with CEQA requirements. 
This deficiency cannot t-e cure-:1 by post-EIR analysis, and in any event the post-El R analysis B still 
insufficient t>eca use it does not consider the Trails prcject. 

As to these grounds, the Petition is granted. 

At hearing, Petitioner argue-:1 the EIR also improperly omitte-:1 consideration of Pacific Village in its 
analysis of cumulative impacts with regard to evacuation and wildfire safety. In res~nse, RP ls asserted 
this issue was waived because it had not been asserte-:1 during the administrattve process. However, it 
appears thB issue was raise-:1 t-efore the agency. (AR 01831 9.) The court agrees the EIR also fails to 
oom ply with CEQA requirements because it omits Pacific Village from its cumulative imp.act analysis for 
evacuation and wildfire safety . 

Petitioner also argues the EIR's wildfire analysis is not sup~rte-:1 by substantia l evidence, challenging 
severa l of the assumptions made in evaluating the Prcjecfs impact on evacuation. As to these grounds, 
the Petition is denied. 

Third, Petitioner asserts the EIR obfuscates wildfire and evacuation risks because it uses a "voluntary" 
Fire Protection Plan and Wildfire Evacuation Plan . As to these grounds, the Petition is denie-:1 . 

Wtmlt?er lt?e FIR Adem@le/Y Grrsiders TrarsrrrOOlirr lmracls 

Petitioner asserts the EIR did not adequately analyze and mitigate transportation impacts . 

As to these grounds, the Petition is denie-:1. There is substantia l evidence in the record to sup~rt the 
EIR's trans~rtation impact analysis. 
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Assisted Living Facility would not overlap, and because 
both the San Dieguito Lagoon W-19 Restoration Project 
and Assisted Living Facility would have less-than-
significant impacts associated with operations, no 
cumulative impacts associated with the San Dieguito 
Lagoon W-19 Restoration Project would occur. This does 
not result in changes to the impact conclusions of the 
SEIR and does not demonstrate that the Draft SEIR was 
inadequate and conclusory in nature. Recirculation of 
the SEIR is not required per CEQA Section 15088.5.  

O2-59 As discussed in SEIR Section 9.5.1, the key question and 
first step in analysis of the off-site location alternative “is 
whether any of the significant effects of the project 
would be avoided or substantially lessened by putting 
the project in another location” (14 CCR 
15126.6[f][2][A]). As described in the alternatives 
analysis, the availability of an alternative site does not in 
and of itself reduce impact potential, and therefore it is 
expected that developing a similar project would result 
in a similar array of project impacts and would simply 
transfer this impact potential to areas surrounding the 
alternate site location. In addition, a fundamental 
project objective is to locate the Assisted Living Facility 
within walking distance to St. John Garabed Armenian 
Church (see Objective 3 in SEIR Section 3.2, Project 
Objectives). Proximity to the Church is a fundamental 
project objective so that the Church and the Assisted 
Living Facility can work together on programming and 
create intergenerational interactions between the youth 
programs at the Church and the Assisted Living Facility. 
Additional fundamental objectives include developing 

CASE TITLE: PO-NE Action Group vs City of San Diego CASE NO: 37-2021-00033583-CU-TT-CTL 
[E-FILE] 

Whether the FIR Ademmteiv Con.side rs Greenhw@ Gas tmrncki 

Consistent with CEQA Guidelines, the City has a Climate Action Plan (CAP) Consistency Checklist. The 
City's CAP "was adopted to ensure that emissions from activities in the City would not exceed 
establishe<I state targets" and the Checklist "serves as the significance determinatio n threshold for 
cumulative impacts related to climate change." (AR 16:6498.) "If a prcject is not consistent with the 
City's CAP, as determined through the CAP Consistency Checklist, a potentially significant cumulative 
GHG impact wou ld occur.• (AR 16:6474.) 

Petitioner asserts the EIR did not adequately disclose and mitigate greenhouse gas impacts . 

As to these grounds, the Petition is denie<I. There is substantial evidence in the record to sup~rt the 
EIR's conclusion the Prcjectwill not significantly impact green house gas emissions. 

Whether /he FIR Ademmteiv Crrsiders I tmd /We ,'mracls 

"The EIR shall discuss any inconsistencies between the proposed prcject and applicable general plans, 
specific plans and regional plans." (14 C.C.R. § 15125(d).) 

Petitioner asserts the EIR did not adequately disclose or mitigate the Prcject's land use impacts. 

As to these grounds, the petition is denied. There is sub.stantial evidence in the record to sup~rt the 
EIR's conclusion the Prcject is consistent with the City's General Plan, the Rancho Pena sq uitos 
Community Plan, and the San Diego Association of Governments' Regional Transportation 
Plan/Sustainable Communities Strategy. 

Whether me FIR Ademmwv Crrsiders Birfra'c.&f imracls 

Petitioner asserts the Prcject failed to adequately mitigate biological impacts. Petitioner's argument is 
not entirely clear here. Although the California Department of Fish and Wildlife made certain mitigation 
recommendation s to the City in a comment on the Prcject, it .appears these concerns were considered 
by the City, even if the recommend.aliens were not incor~r.ated into the Prcject's approval. 

As to these grounds, the Petition is denie<I. There is sub.stantial evidence in the record to sup~rt the 
EIR's conclusion the Prcjectwill not significantly impact biologic.al resources. 

Whether a Yftri"arce from me Cftv·s ACCrrdaP'e Hmmira Qrdiwwce St?rI1'd Hmm Beer G@rled 

City COOe requires .affordable housing units to be "comparable in bedroom mix, design, and overall 
quality of construction to the market-rate" housing units. (San Diego Mun. Code § 142.1304(e)(2).) 
Variances may be sought under certain circumstances. (SDMC §§ 142.1310, 142.1311 .) 

Petitioner asserts the City's determination to grant a variance from its affordable housing ordinance 
lacked sub.stantial evidence. The RPls obtained a variance to provide an alternative mix of one- and 
tw~bedroom units rather than a mix oftw~ and three-bedroom units. (AR 21 :10189.) 

As to these grounds, the Petition is denied. There is sub.stantial evidence in the record to sup~rt the 
granting of a variance. 
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the underutilized site adjacent to the Church (Objective 
1) and providing “a development complimentary to the 
St. John Garabed Armenian Church that assists the 
congregation with meeting their core values of a strong 
community and caring for the elderly and disabled” 
(Objective 2). CEQA Guidelines Section 15124 states, “[a] 
clearly written statement of objectives will help the lead 
agency develop a reasonable range of alternatives to 
evaluate in the EIR. The statement of objectives should 
include the underlying purpose of the project and may 
discuss the project benefits.” The applicant does not 
currently own any similarly sized undeveloped parcels 
within the NCFUA Framework Plan area within walking 
distance to the Church, and the applicant cannot 
reasonably acquire, control, or otherwise have access to 
a sufficiently sized alternative site within the community 
given the limited number of undeveloped parcels within 
the NCFUA Framework Plan. The NCFUA Framework 
Plan area is largely built out to the south or consists of 
undeveloped open space dedicated to habitat 
restoration and agriculture or agriculture-related uses. 
CEQA Guidelines Section 15126.6(a) notes there is no 
ironclad rule governing the nature or scope of the 
alternatives to be discussed other than the rule of 
reason. This rule is described in CEQA Guidelines 
Section 15126.6(f) and requires an EIR to set forth only 
those alternatives necessary to foster informed 
decision-making. As defined in CEQA Guidelines Section 
15126.6(f), the rule of reason limits alternatives 
analyzed to those that would avoid or substantially 
lessen one or more of the significant effects of a project. 
Of those alternatives, an EIR need examine in detail only 

CASE TITLE: PO-NE Action Group vs City of San Diego CASE NO : 37-2021-00033583-CU-TT-CTL 
[E-FILE] 

Requests rpr ,J11dici8i No(,(ce 

Petitioner's requests for judicia I notice submitted with its moving papers are granted as to Exhibits A, B, 
and C and denied as to Exhibit D. (Evid . Code§ 452(b), (c) ; ROA SO.) As to Exhibit D, judic:ia I notice is 
denied on the grounds it is not relevant. 

Respondenrs and RPls' requests for judicial notice are granted. {ROA 55; Evid. Code§ 452(c).) 

Petitioner's requests for judicial noU:e submitted with its reply papers are granted. (ROA 58; Evid. Code 
§ 452(c) .) 

However, all counsel are admonished for submitting separate, additional memoranda regarding the 
requests for judicial noU:e. Although the court considered these unauthorized memoranda, they are 
improper absent leave of court. ~Any request for judicial notice must be made in a separate document 
listing the specific items for which notice is requested and must comply with rule 3.1306(c) .~ (Cal . R. 
Court, rule 3.1113(/) .) The rule contemplates a I.isl or j/ems, not lengthy additional briefing . Any lega I 
argument should have been included in the opening, opposition, and reply memoranda, not in the 
requests for judk:ial notice or other unauthorized memoranda . The rules requiring a separate document 
for a request for judicial notice may not be used to circumvent the courfs rules regarding page limits for 
memoranda. (Cal. R. Court, rule 3.1113(d). ) 

Rea11wt err sernutle Hearing re · Remedv 

At hearing, RPls' counsel requested that the court set a separate hearing and allow further briefing if it 
was inclined to confirm its tentative ruling . This request is denied. 

A writ of mandate shall issue vacating Respondent's approval of the Prcject and suspending any and all 
actfllity pursuant to Respondenfs approval of the prcject until Respondent has fully complied with CEOA 
requirements . (Pub. Res. Code§ 21168 .9.) 

Petitioner is to submit a proposed Judgment within five (5) days . 

DATE: 02/03/2023 

DEPT: 

.,,1£?~ 

Judge Ronald F. Frazier 

MINUTE ORDER 
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the ones that the lead agency determines could feasibly 
attain most of the basic objectives of the project. The 
project would not result in any significant and 
unavoidable impacts but would require mitigation to 
address impacts to biological and historical resources, 
including impacts to nesting birds, noise, and tribal 
cultural resources. The alternatives evaluated include 
Sensitive Nesting Bird Construction Impact Avoidance 
(Alternative 2) and Construction Noise Impact Avoidance 
(Alternative 3). Alternative 2 addresses construction 
noise impacts to the adjacent sensitive nesting habitat 
for birds while Alternative 3 addresses construction 
noise to the adjacent residential use to the south. 
Additionally, the applicant does not currently own any 
similarly sized undeveloped parcels within the NCFUA 
Community Plan Area, and the applicant cannot 
reasonably acquire, control, or otherwise have access to 
a sufficiently sized alternative site within the 
community. Therefore, the off-site alternative was not 
rejected solely on the fact that the alternative would not 
meet project objectives, but also for the various reasons 
previously discussed.  

As explained above in this response, the alternatives 
evaluated in the SEIR present ”a reasonable range of 
potentially feasible alternatives.” No set number of 
alternatives is necessary to constitute a legally adequate 
range of alternatives. Instead, the nature and scope of 
the alternatives to be studied in an EIR is governed by 
the rule of reason, which means that an EIR need only 
discuss those alternatives necessary to permit a 
reasoned choice in light of environmental 
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considerations. The SEIR meets this standard, and the 
requirements set forth in the CEQA Guidelines. 

O2-60 As discussed in RTC O2-59 and in SEIR Section 9.5, the 
NCFUA Framework Plan area is largely built out to the 
south or consists of undeveloped open space dedicated 
to habitat restoration and agriculture or agriculture-
related uses. Any land available within the NCFUA 
Framework Plan area would have similar or more 
intense land use conflicts as compared to the project 
site. Additionally, the applicant does not currently own 
any similarly sized undeveloped parcels within the NCFUA 
Community Plan Area, and the applicant cannot 
reasonably acquire, control, or otherwise have access to 
a sufficiently sized alternative site within the community.  

O2-61 The SEIR concluded the Assisted Living Facility would 
result in potentially significant impacts associated with 
biological resources, historical resources, noise, and 
tribal cultural resources. The commenter is correct in 
stating that, with the inclusion of mitigation, all 
potentially significant impacts would be reduced to less 
than significant. Alternative 2, Nesting Bird Construction 
Noise Impact Avoidance, further reduces the 
construction noise impact to nesting birds as compared 
to the project. The Construction Noise Avoidance 
Alternative further reduces construction-related noise 
impacts. Given that there are no significant impacts 
from the Project with mitigation, there are no significant 
impacts to avoid beyond those already addressed by 
mitigation. Further, as described in SEIR Section 5.1, 
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Land Use, the Project would have less than significant 
impacts related to land use.  

O2-62 See MR-1, Land Use and Zoning Consistency, for 
information regarding consistency with Proposition A. The 
commenter’s request the project not be approved is 
noted, and no further response is required. 

O2-63 Comment noted. The City will notify the commenter of 
all future project-related notices. 

O2-64 Comment noted. See RTCs O2-65 through O2-84 
below for a response to the attachments mentioned 
in this comment.  

O2-65 The comment is an introduction of the proposed project 
and disclosure of documentation reviewed in relation to 
the proposed project. The comment does not address 
issues related to the adequacy of the SEIR; therefore, no 
further response is required.  

O2-66 The comment is a disclosure of City’s TSM guidelines 
that were reviewed. The comment does not address the 
adequacy or accuracy of the SEIR; therefore, no further 
response is required. 

O2-67 The comment is a description of Tom Brohard’s 
education and experience. The comment does not 
address the adequacy or accuracy of the SEIR; therefore, 
no further response is required. 
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O2-68 The comment provides an introduction to comments to 
follow regarding traffic. The comment does not address 
the adequacy or accuracy of the SEIR; therefore, no 
further response is required. 

O2-69 The access analysis, included as Appendix H.1, was 
prepared in August 2021 using the TSM guidelines issued 
in September 2020. The revised TSM guidelines were 
issued on September 19, 2022, after the preparation of 
the project’s access analysis. Given the updated 
guidelines are now available, the September 2020 TSM 
was removed from the City’s website. A copy of the 
September 2020 TSM has been included in the 
administrative record for this project, and references to it 
have been incorporated into the access analysis (SEIR 
Appendix H.1).  

The Project Information Form is meant to provide 
baseline information to begin the process of scoping the 
VMT analysis and Local Mobility Analysis (LMA) for a 
project requiring discretionary approval. Under the 
City’s TSM, it is not a requirement for the Project 
Information Form to bear the stamp of a registered 
traffic engineer (see Appendix A of Appendix H.1 of the 
SEIR). Revisions to the VMT analysis and LMA were 
reviewed and approved by City Staff.  

O2-70 Due to circumstances created by the COVID-19 
pandemic, which resulted in a decreased number of 
people on roadways, it was determined that it was 
reasonable to use an ambient growth rate and apply it 
to historic traffic volumes in preparation of the access 
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analysis (see Appendix H.1). The access analysis was 
conducted using the LOS metric, which includes capacity 
analysis of roadway segments using average daily traffic 
and vehicular delay estimated at intersections using 
peak hour traffic volumes. The best available traffic 
counts, from 2012 extracted from the St. John Garabed 
Armenian Church Transportation Impact Study, were 
scaled up to year 2021 levels in preparation of the access 
analysis. The growth rate was determined by the annual 
growth per year shown in the San Diego Association of 
Governments (SANDAG) model between base year 2016 
and future year 2025. Using this growth rate, the 2012 
volumes were increased to estimated 2021 volumes. 
Thus, the access analysis does not rely on outdated data, 
but rather on reliable historical data appropriately 
updated to reflect existing conditions in 2021, including 
the Church as described in the 2014 Church EIR. This 
approach is consistent with CEQA’s rules for establishing 
a baseline for analysis Pursuant to the TSM, traffic data is 
used to establish “existing conditions” also referred to as 
“baseline” (City of San Diego 2020).  

The City’s TSM provides the following statement 
regarding traffic counts for a project located in Coastal 
Overlay Zone (City of San Diego 2020): “For areas in the 
Coastal Overlay Zone near the shoreline, major coastal 
access routes, regional public parks, beaches or Mission 
Bay the peak hours are during summer months (between 
Memorial Day and Labor Day, when public schools are 
not in session) and include weekdays and weekends 
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during heaviest coastal visitation hours (typically late 
morning and early afternoon), unless the project has no 
potential to affect public access and an 
alternate/additional study period is identified by City 
Staff.”  

As stated above, the objective of additional analysis for 
projects situated within the Coastal Overlay Zone is not to 
depict a worst-case limited scenario, but rather to 
ascertain that a project does not obstruct access to the 
coast. The El Camino Real project has no potential to 
affect public access to the coast. Accordingly, the counts 
and approach utilized in the access analysis satisfied the 
requirements outlined in the TSM. City staff’s 
concurrence with the methodology of the access analysis 
occurred when staff agreed it was adequate to be 
included in the project’s draft environmental document. 

O2-71 The commenter provides daily trip volumes based on 
the Institute of Transportation Engineers (ITE) Trip 
Generation Manual.  

As displayed in Appendix B of the City’s TSM, the 
screening criteria and substantial evidence supporting 
these criteria were created based on the SDMC Land 
Development Code: Trip Generation Manual. Within the 
City, projects carry out their trip generation calculations 
in line with the City's standards or, in certain limited 
scenarios, the SANDAG Trip Generation Manual. These 
manuals have been developed and fine-tuned through a 
regional effort to establish a threshold that mirrors the 
socioeconomic patterns and travel behavior of the San 
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Diego region. Employing the City's trip generation rate 
allows for a direct comparison and is in agreement with 
the substantial evidence included in the City’s TSM.  

Pursuant to CEQA Guidelines Section 15064.7, the lead 
agency is authorized to establish thresholds of 
significance for the purpose of evaluating a proposed 
project’s potential environmental impacts based on 
substantial evidence. ITE rates are not relevant to the 
significance of a proposed project’s traffic impacts as 
evaluated under the TSM except in the limited 
circumstance that the City’s Trip Generation Manual 
does not provide rates for the project, which 
circumstance does not apply to the Assisted Living 
Facility Project. For the same reasons, the comment to 
the effect that the Assisted Living Facility project is not 
screened out from VMT analysis under the TSM because 
the ITE trip generation rate would yield a project 
average daily traffic that is above the 300-trip threshold 
in the TSM is inaccurate, since the 300-trip threshold is 
based on the City’s trip generation rates, and the project 
would generate 234 trips under the City’s rates. 

Using the City's trip generation rates, a detailed VMT 
analysis would not be required per the screening criteria 
threshold of 300 daily unadjusted driveway trips, as 
illustrated in the City’s TSM guidelines flow chart on 
page 12 and VMT screening criteria on page 20 of the 
TSM. Similarly, a Local Mobility Analysis (LMA) would be 
required only if the project were inconsistent with the 
community plan/zoning and exceeded the City’s 
screening criteria threshold of 500 daily unadjusted 
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trips, as noted in the City’s TSM guidelines flowchart on 
page 12 and LMA screening criteria on page 33. 
Therefore, the comment letter’s statement that a VMT 
CEQA Analysis and LMA are required is inaccurate. 

O2-72 Based on the SDMC, the project’s parking requirements 
are as follows: 

• Congregate Care (Assisted Living) – 1 parking space per 
3 beds (SDMC Section 142.0525, Table 142‐05G) – 102 
beds = 34 parking spaces 

• Convalescent/Nursing – 1 parking stall per 3 beds 
(SDMC Section 142.0525, Table 142‐05C) – 20 beds = 7 
parking spaces 

Utilizing these parking requirements, the project would 
have a minimum requirement to provide 42 standard 
parking spaces. As described in SEIR Section 3.3.2.4, the 
project would provide 57 parking spaces, which is 15 
more spaces than required by SDMC. Of those spaces, 
six spaces would be designated for carpool, four would 
be electric vehicle capable spaces, and three would be 
accessible parking spaces. Therefore, the project would 
provide sufficient parking, consistent with the 
City’s requirement. 

Parking is not considered a CEQA impact. Nor does the 
SEIR for the Assisted Living Facility reopen the analysis 
of parking relating to the approved Church project, 
which is an existing permitted activity properly 
considered as part of the baseline under CEQA for 
purposes of analyzing the Assisted Living Facility. As 
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previously noted, under CEQA’s guidelines for 
subsequent environmental review, the baseline includes 
the project described in the 2014 Church EIR, even if 
portions of the Church project have not yet been 
constructed, such as all of its required 175 parking 
spaces. As described above, the Assisted Living Facility 
would be consistent with the parking requirements 
under the SDMC for an Assisted Living Facility.  

O2-73 The comment incorrectly states that the project 
driveway was not previously evaluated as part of the 
2014 Church EIR. Please refer to SEIR Section 5.8.3.3 for 
a summary of analysis of the Church component's 
impacts related to potentially hazardous traffic 
conditions. Church-related traffic is part of baseline 
existing conditions for the analysis of the Assisted Living 
Facility component and were therefore analyzed 
together. Please refer to SEIR Section 5.8.3.3. 

O2-74 An access analysis was performed and included as 
Appendix H.1 of the SEIR. As described in Appendix 
H.1, the access analysis included the addition of the 
Assisted Living Facility component to the previously 
approved Church project and the surrounding area. The 
incremental increase from the Assisted Living Facility at 
234 trips did not exceed the City’s VMT screening 
threshold.  

O2-75 The project does not propose a new driveway on El 
Camino Real. Instead, it plans to use the existing 
driveway that was already approved and currently 
constructed along El Camino Real. Comments relating 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-129 October 2024 

to the need for further analysis of traffic safety issues 
relating to the Church driveway similarly relate to 
baseline conditions. The Assisted Living Facility will 
utilize the approved Church driveway, the design of 
which was evaluated as part of that project, and which 
is not proposed to be modified as part of the Assisted 
Living Facility.  

As summarized in Section 5.8.3.3 from the 2014 
Church EIR, the location of the driveway for the Church 
project along the curve of El Camino Real in 
combination with the adjacent roadway speed led to 
the conclusion that a full access driveway could not be 
provided. Therefore, as required by the City, the 
Church installed a raised median to prohibit left turns 
in and out of the Church and proposed a 960-foot-long 
acceleration lane with a 600-foot merge taper in the 
northbound direction to allow exiting right-turning 
vehicles to accelerate and merge into the through 
travel lane adequately. Additionally, as a condition of 
the project, the Church constructed a northbound, 
140-foot-long exclusive right-turn lane with a 100-foot 
taper at the Church driveway entrance. With these 
improvements, which have already been completed, 
impacts related to traffic hazards were determined to 
be less than significant. This significance conclusion in 
the 2014 Church EIR cannot be reopened to explore 
whether the existing driveway design and the length of 
the acceleration and right-turn lane created significant 
safety impacts.  
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As concluded in the 2014 Church EIR and SEIR, the 
addition of the Assisted Living Facility component 
would not create a hazardous design, and impacts 
would be less than significant.  

O2-76 Per the City of San Diego Bicycle Master Plan (2013), El 
Camino Real along the project frontage is identified 
with existing Class II bicycle lane facilities, which are in 
place. The bicycle lane is configured to the left of the 
right turn lane to not conflict with the right turn 
movement into the project driveway.  

O2-77 The commenter is correct that some project traffic will 
likely make U-turns at the signalized intersections of El 
Camino Real/San Dieguito Road and El Camino Real/Sea 
Country Lane. This comment does not address the 
adequacy of the draft SEIR. 

See also RTC O2-75. 

O2-78 The Access Analysis has accurately taken into account 
the U-turns at both El Camino Real & San Dieguito Road 
and El Camino Real & Sea Country Lane. For further 
details, please refer to the graphics and Synchro reports 
included in the Access Analysis (included as Appendix 
H.1). Additionally, a queuing analysis, provided as 
Attachment 2 to these RTCs, using the SimTraffic 
Microsimulation model was conducted for the proposed 
project. This analysis confirms that the 95th percentile 
queue length during the study period does not exceed 
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the available storage length, ensuring it does not 
interfere with through traffic.  

The commenter mentions accepted engineering 
practices but does not provide specific design 
standards, accident history, or any other relevant 
engineering analysis. Therefore, this part of the 
comment is acknowledged for reference; however, the 
comment does not address the adequacy or accuracy of 
the Draft SEIR, and no further response is required.  

O2-79 Please see RTC O2-71.  

O2-80 Emergency access to the project site was addressed in 
SEIR Section 5.8.3.4. As discussed in the SEIR, access 
to the Assisted Living Facility parcel would be via one 
proposed right-in/right-out only driveway along El 
Camino Real, which was constructed as part of the 
church project. The fire access lane would start at the 
Church access point from El Camino Real and end at 
the Assisted Living Facility parking lot (Figure 3-3, Fire 
Access Plan). Additionally, the Assisted Living Facility 
would provide a hammerhead turnaround at the 
entrance to the facility as well as an alternate t-turn 
that would accommodate fire apparatuses. The 
proposed project’s private access road and parking lot 
would be constructed in accordance with SDMC 
Sections 55.8701 and 55.8703, which outline the 
requirements for fire apparatus access roads and 
gates to ensure adequate emergency access within 
the project site. Any required fire access roads 
throughout the area are designed to meet County of 
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San Diego Consolidated Fire Code, including 24-foot-
wide, unobstructed roadways, adequate parking, 
turning radius, grade maximums, and roadside fuel 
modification zones. As concluded in Section 5.8.3.4 of 
the SEIR, the Assisted Living Facility would have 
adequate emergency access. 

Please also refer to MR-2, Wildfire Hazards and 
Evacuation. 

O2-81 The comment is a conclusion stating that all issues and 
items disclosed in previous sections be reanalyzed and 
reevaluated. The comment does not raise an issue 
related to the adequacy of any specific section or 
analysis of the SEIR. No further response is required. 

O2-82 This comment includes the qualifications of the 
commenter and a copy of the City’s TSM. The comment 
does not raise an issue related to the adequacy of any 
specific section or analysis of the SEIR. No further 
response is required. 

O2-83 This comment includes an article about wildfire. The 
comment does not raise an issue related to the 
adequacy of any specific section or analysis of the SEIR. 
No further response is required. 

O2-84 This comment includes a minute order for another 
project. The comment does not raise an issue related to 
the adequacy of any specific section or analysis of the 
SEIR. No further response is required. 
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Response to Comment Letter O3 

Friends of the San Dieguito River Valley 
June 26, 2023 

O3-1 The comment is an introduction and expresses 
general concerns to be described in more detail in 
comments to follow. Please refer to Responses to 
Comments (RTCs) below.  

O3-2 As shown in SEIR Table 5.1-3, the project would be 
consistent with the policies and standards set forth in 
the San Dieguito River Park Concept Plan. Additionally, 
where there is a substantive conflict between the 
provisions of the Concept Plan and any City regulation 
or policy, the City regulation or policy shall take 
precedence over the Concept Plan (City of San Diego 
2006). Please refer to MR-1, Land Use and Zoning 
Consistency, regarding what is allowed within the 
project’s zoning.  

O3-3 The comment disagrees with the description of the 
surrounding area. The comment does not raise an issue 
related to the adequacy of any specific section or 
analysis of the SEIR. No further response is required. 

O3-4 Please refer to MR-1, Land Use and Zoning Consistency. 

O3-5 As described in SEIR Section 5.1.3.1, the Assisted Living 
Facility would provide greater than the minimum 20-
foot setback from adjacent properties in accordance 
with the zoning (AR-1-1). More specifically, the Assisted 

r.ommen t Letter 03 

June 26, 2023, 

Email to DSDE.AS @Sandiego.gov 

Sara Os.born 
Oty of San Diego Development Services. Center 
1222 Firs.t Avenue, MS 501} 
San Diego, CA 92101 

Subject: El Camino Real As.s. is.ted Lrl/ing Facility Project Number 67573,2 

Thank you fo r the opportunity to comment on the Draft SEIR for the proposed El Camino Real Ass.is.ted 

living Facility. The Friends is. a non-profit organiz.ationthat supports. the San Dieguito River Park Concept 

Plan focusing on the River Valley's. natural resources., rural character and visual quality. The s.itefor the 

proposed project is. in one of the Park's Focused Planning Areas. (FPA):the Ganz.ales. and La Zanja 

canyons. Lands.cape Unit, as. well as. in the North □ty Future Urbaniz.ing Area Framework Plan (NCFUA) 

We understand the City will usethisSEIR t o consider the discretionary permits required to approve the 

Assisted living Facility project because it does not meet the City's underl'(ingAR 1-1 zone that allows 

only low density single family housing. We are concerned that the project also does not meet either the 

River Park's Concept Plan or the NCFUA Framework Plan Nimplementing Principles." 

Section 5.1 Land Use 

5.1-98 San Dieguito River Park Concept Plan 

The last paragraph in this section is inaccurate. It states that the" .. development standards of the 

Concept Plan are provided in Table 5.1-3 forin/ormarionaJ purposesonJv. Importantly where there is a 

substantive conflict between the provision of the Concept Plan and any City regulation or policy, the City 

regulation or policy sha ll take precedence over the Concept Plan (City of San Diego 2006)." The May 18, 

2006 Report to City Council in fact states lhe City's purpose of the addendum is to establish that the 

Concept Plan is to serve as a guiding do cum entfor regi onal park planning and park facilities in the FPA 

(Park's Focused Planning Area) and that its acknowledgement and acceptance by the City of San Diego 

does not result in any modification of existing jurisdictional boundaries, change existing z.oning or land 

use plans or add new development regulations." In fact, approval of the Project depen ds on modifying 

the ex isting z.oning and land use plans. Again, the underlying z.oneAR 1-1 allow only single family 

housing unless the City approves a Conditional Use Permit which we feel is evidently supported without 

sufficient justification by the Draft EIR . 

Table 5.1-S.Assisted Living Facility's Consistency with the San Oieguito River Park Concept Plan 

Page 5.1-99 The Analysis states that the proposed project would be "surrounded by ex isting 

development to the north, west and south ... " This is not true. In fact the recently restored lagoon 

03-1 

03-2 

103-3 
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Living Facility is providing setbacks of 45 feet (north side 
yard), 187 feet 7 inches (back), 30 feet (south side yard), 
and 63 feet 9 inches (front), which would allow for the 
increased height of 40 feet per San Diego Municipal 
Code (SDMC) Section 131.0344. As further discussed in 
the SEIR, despite the identified inconsistency between 
the proposed project and the Concept Plan due to the 
height of the building, the City’s adopting resolution of 
the Concept Plan (Resolution Number R-301582) states 
that “where there is a substantive conflict between the 
provisions of the Concept Plan and any City regulation 
or policy, the City regulation or policy shall take 
precedence over the Concept Plan” (City of San Diego 
2006). 

O3-6 The project is consistent with North City Future 
Urbanizing Area (NCFUA) Framework Plan development 
Alternative 3, which allows for development pursuant to 
Conditional Use Permit regulations “provided that the 
conditional uses are natural resource dependent, non-
urban in character and scale, or are of an interim nature 
which would not result in an irrevocable commitment of 
the land precluding future uses” (City of San Diego 
1992). The Assisted Living Facility has been designed to 
be non-urban in character and scale and is consistent 
with the applicable NCFUA Framework Plan policies. 
Please also see RTC O3-5 for discussion regarding SDMC 
precedence over the NCFUA Framework Plan. 

landscape extending from the mouth of the San Dieguito lagoon at the Pacific Ocean eastward to El 

Camino Real is directly to the west This area provides hiking trails and views to the ocean: there is no 

development; it is considered the "western gateway to the river valley." It includes a trail head with 

parking for visitors and information about the Park. To the north there a re two churches: one is two 

stories tall and the second has a dome/steeple (not a third floor) that is outlined by views of and toward 

the San Dieguito River Valley. To the south there is ONLY low density single family housing. "Surrounded 

by existing development" is an inaccurate description of the area . 

Further, the statement that the project is " consistent with the underlying AR-1-lZone and is therefore 

consistent with existing development in the area" is not accurate. Development of a three story,40ft. 

high, 105,568 sf building with 105 rooms and supporting amenities is NOT consistent with either the 

z.one or the existing adjacent 2-story low density single family housing. The San Diego Municipal Code 

reads: '"The purpose of the AR (Agricultural-Residential Zones) is to accommodate a wide range of 

agricultural uses while also permitting the a.'eveJapmenr of single dweJiing unit homes at a very low 

densiry_"The project is ONLY possible if the City's approves of a number of discretionary perm its, e.g.: 

CUP Amendments, an Un codified CUP Ordinance, SOP Amendment and NUP in order to override the 

provisions of the Concept Plan put in place by the City of San Diego " ... that ensure the preservation of 

the San Dieguito River Valley's sensitive resources, rural character and visual quality and to provide the 

concept or "framework" for the creation of future open space recreational amenities within the 

planning area." 

Assisted Living Facility's Consistency with the San Dieguito River Park Concept Plan Table5.1-3, on page 

5.1-108, the Recommended Standard column reads: 

"'Structures located within the view of the f PA should be generally low in profile and utiliz.e upper story 

setbacks so as not to be visually prominent as viewed from within the valley floor. In highly visible 

areas, the building height should not exceed a basic limit of 15 feet ... except for an area limited to 20 

percent of the total floor area which may exceed the basic height limit of 15 feet up to a maximum of 30 

feet. Under no circumstances shall structures be greater than 30 feet in height at any point of the 

structure measured from natural existing grade." The SEIR's Analysis column admits that "The proposed 

project would have a height of 40 feet but also states that ''"the proposed structure is located behind 

churches and would not be highly visible from the valley floor" and is therefore consistent with the 

Concept Plan. This is not true. further the SEIR claims that "where there is a substantive conflict 

between the provisions of the Concept Plan and any City regulation or policy shall take precedence .. . " 

This is an assumptive statement.????? In fact, we hope the City will consider the Concept Plan, the 

NCfUA Plan and the Municipal Code when it considering discretionary permits. 

Page5 .1-113, Significance of Impact, line 7 reads 

"The Assisted Living Facility is considered to be consistent with the General Plan and NCFUA framework 

Plan and therefore, impacts as they relate to Issue 1 "Would the project result in a conflict with the 

environmental goals, objectives and recommendation of the community plan in which it is located? For 
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O3-7 Please refer to Response to Comment MR-1, Land Use 
and Zoning Consistency and I1-10 regarding the 
project’s consistency with the surrounding area.  

O3-8 Please refer to MR-1, Land Use and Zoning Consistency. 
Regarding the statement that a two-story project would 
be possible, an Economic Alternatives Analysis was 
prepared to analyze the economic feasibility of the 
proposed alternatives, included as Attachment 1 of 
these responses to comments. As concluded in the 
review of the study, any alternative that would result in 
fewer units than what is proposed was considered 
financially infeasible. Therefore, the Reduced Height 
Alternative was rejected from further analysis as it is not 
economically feasible and would not reduce 
environmental impacts as the proposed Assisted Living 
Facility would not result in a significant impact under 
CEQA associated with height, through compliance with 
code (see Section 9.5.4 of the SEIR for details).  

O3-9 The City’s CEQA Significance Determination Thresholds 
for visual impacts are described under SEIR Section 
5.9.3. For clarification, the Church project and the 
Assisted Living Facility component were both 
determined to have less-than-significant impacts related 
to obstruction of a public scenic vista. As described 
under SEIR Section 5.9.3.1, the NCFUA Framework Plan 
identifies the project site as an area of Medium Scenic 
Value, with the nearby San Dieguito Lagoon and 
Gonzales Canyon designated as High Scenic Value. 
Major public vantage points with views across the 
project site area to these scenic resources continue to 

this area, the NCFUA Framework Plan functions as the community plan. . .. this plan is discussed below 

and the impacts are considered to be less than significant." These statements are not accurate. First the 

Municipal Code for the A-1-1 z.one limits the uses on this property to very low density housing and the 

NCFUA Framework Plan pages 71-72 states: 

"These regulations apply to development adjacent to significant natural areas such as the environmental 

tier, other significant topographic feature, and the San Dieguito River Valley Regional Open Space Park 

Focused Planning Area. 

Section 4.10eThe development pattern in hillside areas should be designed so that structures do not 

stand out prominently when seen from a distance. 

Section 4.101Structures located within view of the park, within 200 feet vertically and 50 feet 

horiz.ontally of a ridgeline, shall be set back and be low in profile so as not to be visually prominent from 

the future park. 

4.100 Rooflines shall vary in angle and height to provide a changing profile." 

Again there is no validity that the Project takes precedence over the Concept Plan and is consistent with 

the NCFUA Framework Plan related to structure, height limitations or any other provisions of the 

Concept Plan. The City decision-makers will determines what is consistent, or not, with the Concept Plan 

and the Framework Plan. We feel this must be clarified in the SEIR 

Page 5.1-113 SI GNIFIGANCE OF IMPACT 

This section says "with approval of the (various discretionary permits) .. the Assisted Living Facility would 

be consistent with the underlying AR-1-1." Therefore, theSEIR continues, the impact of the project is 

considered to be "" less than significant." The SEIR fails to inform readers of the project's impact even if 

the discretionary permits are approved. This is a serious omission and fails to meet the purpose of an 

EIR to identify the significant effects of a project on the environment. One of the more blatant sentences 

in this section, on page 5.1-20 is the statement " ... the building design and site plan of the Assisted Living 

Facility would be consistent in bulk and scale to (the) surrounding development." In fact the 

surrounding development is low density single family housing, the San Dieguito River Park with restored 

wetlands and natural canyons for hiking and biking and a two-story church. The building of a three story, 

105,568 sf facility (twice as big as the existing church building with the90 foot dome) in this area would 

have a significant impact. And there are no other three story buildings in the planning area . The Assisted 

Living three-story project would be the first, setting a risky precedent for future development prop osa ls 

in the River Park' s 14 landscape units beginning at the Pacific Ocean going all the way east to Vulcan 

Mountain in the Julian area . 

On page 5.1-115 

The SEIR suggests that the project would allow for "a reasonable accom modation to afford disabled 

persons the equal opportunity to use and enjoy a dwelling." Neither the current z.oning, the Concept 
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consist of Interstate 5, Overlook Park, El Camino Real, 
Gonzales Canyon trails, and San Dieguito Lagoon area 
trails (including the Dust Devil Loop trails). Potential 
impacts to the existing quality of views to and across the 
site were examined through the lens of key public views 
(i.e., Views 1 through 6; Figure 5.9-1). As concluded in SEIR 
Section 5.9.3.1, views of public scenic resources would 
not be significantly impacted due to distance, 
consistency of character with surrounding development, 
existing and proposed landscaping, and the height of 
the Church in proximity to the project. As described in 
SEIR Section 1, the SEIR evaluates the changes to the 
project with the addition of the Assisted Living Facility 
component, given that the Church project has already 
been approved. The significant visual impact from the 
Church project was addressed in the 2014 Church EIR 
and approved as part of the 2014 Church Project.  

O3-10 Information about the size and scale of the Assisted 
Living Facility are included in the SEIR. The Assisted 
Living Facility would be three stories and 40 feet tall. As 
discussed in Chapter 5.9.3 of the SEIR, the Assisted Living 
Facility is consistent with height and bulk regulations 
and would not create strong scale and mass contrasts 
with surrounding development. Please also refer to 
Figure 3-2, Project Rendering, for additional perspective 
renderings of the project.  

O3-11 Please refer to RTC O3-5.  

O3-12 As described in the SEIR, the CEQA Guidelines specify 
that an EIR should (1) identify alternatives that were 

~an nor the NCFUA Framework Plan eliminate that opportunity. For instance, a two story project would 

be possible. See Alternatives discussion further down. 

5.9Visual Effects and neighborhood Character 

In theSElR' s Table ES-2 Public Scenic Vista Obstruction is determined to be Less than significant. The 

project site is surrounded on three sides by the River Park' s walking, hiking and horseback riding trails. 

1hese include the Dust Devil Trail immediately to the west and the Ganz.ales Canyon and Los Penaquitos 

Qmyon Reserve trails immediately to the East. The three story 100,000 square foot project would stand 

rut in the landscape. To suggest in the same Table that "Due to the, ... height of the Church dome (90 

feet) impacts are considered to be significant and unavoidable" because it is shorter than the Church 

dome is meaningless. Church steeples/ domes are unique religious structures that do not obstruct 

vistas, certainly not in a way similar to large three story build ings. It is a flawed comparison. Are we to 

assume that all buildings on this property under 90 feet, e.g. fou r or five story buildings will now be 

oonsidered a " less than significant impact''? 

Figure S.9-37 The graphic of the landscape with the project's outline at the far right (see below), is 

misleading. The Senior Assisted living project appears blended into the background when in fact it is 

twice as large as the Church on the left and a story higher than the buildings on the lower right or the 

single family homes behind it . We feel this graphic is deceptive and inappropriately included as part of 

the Visual Effects and Neighborhood Character review process. 

we would also point out that this project would be the first and only three story development in this 

Park' s Focused Planning area. This would be a stunning departure from other buildings in the River 
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considered by the lead agency but were eliminated from 
detailed consideration because they were determined 
to be infeasible during the scoping process, and (2) 
briefly explain the reasons underlying the lead agency’s 
determination (14 CCR 15126.6[c]). Among the factors 
that may be used to eliminate alternatives from detailed 
consideration in an EIR are (1) failure to meet most of 
the basic project objectives; (2) infeasibility; or (3) 
inability to avoid significant environmental impacts. As 
described in SEIR Section 9.5.4, and the Economic 
Alternatives Analysis conducted for the project, the 
reduced height alternative would not only be 
economically infeasible due to the reduced number of 
units, but also would not substantially reduce a 
significant impact of the Assisted Living Facility because 
the Assisted Living Facility would not result in a 
significant environmental impact related to height. 

O3-13 CEQA Guidelines, Section 15126.6(e), requires that an 
EIR evaluate a “no project” alternative. The SEIR did 
evaluate other options for the Assisted Living Facility 
parcel; however, these alternatives were rejected. 
Please refer to SEIR Section 9.5 for additional details.  

 

Park' s.G onz.ales. and La Zanja Canyons. focus.ed Planning Area and s.et a damaging precedentincons.is.tent 

with the River Park' s. goal s., objectives. and development s.tandards. in the River Valley Parkas. well as. the 

North City future Urbaniz.ing Area framework Plan 

Q-IAPTER 9-ALTERNATIVES 

9.5.4 41h line: "Although various. NOP comments. expres.s.ed concern reyarding the height of the 

propos.ed As.s.is.ted Living facility, beca us.e the As.s.is.ted Living facility would be cons.is.tent with theAR-1-

1 z.oning, which allows. for an increas.e in height when s.etbacks. are increas.ed, the propos.ed As.s.is.ted 

Living facilitywoul d not res.ult in a s.ignificant impact under CEQA as.s.ociated with height, through 

compliance with code .. . (and) due to highes.t of cons.truction ... the reduced number of units. ... the reduced 

rumber of units. (developed)under the Reduced Height Alternative would not be feas.ible." 

lhis.is. a non-s.equential s.tatement. "CEQA requires. s.tate and local government agencies. to inform 

decis.ion makers. and the publ ic about potential environmental impacts. of prop os.ed project and t o 

reduce thos.e environment impacts. to the extent feas.ible. Mus.t makefindings., where s.ignificant 

ewironmental effects. remain after the adoption of mitigati on meas.ure, the Lead Agency mus.t make 

detailed findings., bas.ed on s.ubs.tantial evidence, reyarding the feas.ibility of alternatives. that would 

avoid ors.ubs.tantially les.s.en the effects.." The draft EIR has. no analys.is. of why a reduced height was. not 

feas.ible ot her than to s.ay "would not be feas.ible" due to the high cos.tof cons.truction and the reduced 

rumber of units. under operation." 

further, the s.tatement thatAlterative 1-No project/No Build Alternative the project s. ite would not be 

developed and .. :would remain in its. pres.ent condition, cons.is.ting of a vacant graded pad and adjacent 

opens.pace does. not s.eem likely. Another project more s.uited to t he area could certa inly be s.ugges.ted. 

A three s.tory building that does. not meet the City's. Municipal Code requirements. and violates. the River 

Valley Concept Plan and the North City Urbaniz.ing Area framework Plan is. not the only option 

.km Gardner, Board Member 

friends. of the San Dieguito River Valley 

CC: Qty Council Member Joe La Cava (Dis.trict One) 

OtyCouncil Member Marni vonWilpert (Dis.trict Five) 
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Response to Comment Letter I1 

Courtney Tanner 
May 25, 2023 

I1-1 The comment expresses opposition for the proposed 
project and is an introduction to the comments that 
follow. The comment does not raise an issue related to 
the adequacy of any specific section or analysis of the 
SEIR. No further response is required. 

I1-2 Please see MR-2, Wildfire Hazards and Evacuation, and 
Responses to Comments (RTCs) O2-72 and O2-75.  

I1-3 Please see RTC O2-75.  

I1-4 It is correct that the project’s right-in/right-out access 
would require vehicles to make U-turns at adjacent 
intersections. The access analysis (Appendix H.1 of the 
SEIR) analyzed the addition of project traffic to existing 
and forecasted traffic volumes at the El Camino 
Real/San Dieguito Road and El Camino Real/Sea Country 
Lane intersections, including the U-turns (see Figures 
3.2, 3.3, 6.6, 6.7, 7.3, and 7.4 of the Access Analysis 
included as Appendix H.1). As shown in the intersection 
analysis of without and with project conditions in the 
Access Analysis, the intersections along El Camino Real 
operate at level of service D or better, which is 
considered an acceptable operating condition.  

I1-5 The project site is zoned as Agricultural Residential (AR-1-1) 
and designated in the General Plan as Residential and 

Comment Letter 11 

From~ Szymanski Jeffr€',f <JS2ym.inski@gndie-ga .gov> an behalf af DSD E.AS 

-< DSDEAS@g nd iego .gcv> 
Sent 
To, 

Subject: 

Thurroay, June 15, 2:0B 12::!.1 PM 
Szymanski Jeffrey 

FW: [EXTERNAL) EJ C.aminc Real Assislt-d LWing Facility/ 675H2 

From: Courtney Tanner <c-:::iu rtneyan ntan ner@gm.a il.-::o m> 
Sent: Thursday, May 25, 2023 1:3.8 PM 

To: D.SD EAS <DSOEAS@sandiego.gov> 
Subject: [EXTERNAL) El Gamino Real Assiste d Living facility/ 675732 

••rhisemail came from an e>:terna l s:ource . 8.e <:autious about dicking on any links in th isemail or-ol}E!ning 

attachments. •• 

RE: Subsequent Environmental lmpact Report for El Camino Real Assisted Living Facility/ Project No. 675732 

Dear City of San Diego, 

Based on the Subsequent Environmental lmpact Report (EJR} for El Camino Real Asssted Living Facility/ 
Project N::>. 675732 I strongly urge you to ix::,te 11!:Q on this development. Th is rep::::,rt clearly concludes this 
development "wo u Id resu It in s ig niftcant environ men ta I impacts". ~ mitgation measures will stop th is 

developmeflt from destroying our natural resources and community! 

The City needs to consider the full impact thisAssiste<I Living Facility will have on ou rcommunity, This 
development WILL physically divide an established community. 

Outline<! below are the key reasons this development is not rghtfor our community. 

PLEASE VOTE NO on PROJECT. 675732/ELCAMJNO ASSISTED LIVING FAOI..IT'f 

Thanks for your time and review, 

Courtney Tanner 

858--531-1077 

IBA F FIC(IBA N5PO BTATION • 

ThisAssiste<I Living development is being treate<I as a separate entity for the traffic category, 
conveniently i but multiple buildings a re a I ready approve<! for th is church developmenti which a re a II 
being accessed by theSAME entrance and exit,, one way in, one Wai/ out. The church can 
seat 350 people and three a-c:-c:essory buildings are als,o listed in planst-o construct .... where -c:an all thes-e -c:a rs 
park and enter/exit safely? 
The Assiste<I Living Facility parcel will-only have 57 t-otal parking spaces -what happens every Sunday during 
chur-c:h s-ervke and parkingfor 350 people, plus the Assis:te Living Facility residence, staff, and vis:titor? 

11-1 
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Park, Open Space and Recreation. As discussed in SEIR 
Section 3.5, Discretionary Actions, a Conditional Use 
Permit (CUP) Amendment would allow the proposed 
Assisted Living Facility in the AR-1-1 zone, and an 
Uncodified CUP Ordinance would allow development of a 
nursing facility with a CUP in the AR-1-1 zone and within 
Proposition A lands Please also see MR-1, Land Use and 
Zoning Consistency.  

As described in Chapter 3, Project Description, and 
Section 5.4, Biological Resources, with implementation 
of Mitigation Measures, Project Design Features, and 
Compliance Measures, impacts to biological resources 
would be less than significant.  

I1-6 This comment raises concerns about the impacts to the 
following nesting special-status birds: California horned 
lark (Eremophila alpestris actia; Species of Special 
Concern), yellow warbler (Setophaga petechia; Species of 
Special Concern), least Bell’s vireo (Vireo bellii pusillus; 
federally and state-listed as endangered, Multiple 
Species Conservation Plan [MSCP] covered species), and 
white-tailed kite (Elanus leucurus; California Department 
of Fish and Wildlife [CDFW] Protected and Fully 
Protected Species). As discussed in SEIR Section 5.4, 
Biological Resources, potentially significant indirect 
impacts (Impact BIO-1) to these nesting special-status 
birds would be mitigated to below a level of significance 
through MM-BIO-1, resource protections during 
construction, and MM-BIO-2, avoidance of special-status 
avian species.  

11/::.ce.ss to the Assisted Living Facility parcel would 1:-e provided via one right-in/ r~ht-:-ut only driveway 
along El Camino Real and an ingress/egress access easement through the Church parcel to the north. 
The Assisted Living Facility's emergency access route would 1:-e provkled through the same site access 
as described above. Emergency vehicles would enter the Ste via El Camino Rea land travel oouth to the 
Asssted Living Facility a:cess point. 
This entrance is at the bottom of the (EL Camino Real} hill and in the middle of the blind curve. People 
that don't live here have no k:lea that this road is like a freeway, Cars are going an average speed of 
60mph heading f'.brth and is dangerous for cars 1:Jying to enter/exit this Church campus on a blind 
GJrve. 
There have been 13 collisbns during the last five years, involving head-:-ns, high speeds, bicyclists, 
and influenced drivers, that's aboveaverage, El Camino Real along this downhill curve is used daily by 
bikers,who's safety risk will greatly increare with hundreds of ca rs 1:Jying to access th is sharp 
entrance. Again, very dangerous for our community and safety of resk:lents, 
The other issue, there is NOWHERE to turn into this church/assisted living development if coming from 
the north (Via de La Valle}. The ONLY WAY to get to their entrance is by making a IJ-TURN at our 
traffic light (Sea Country Rd}, and if you are coming from the oouth, you will have to make a IJ-turn at 
the San Die,guito Rd/El Camino Real stop l~ht to gooouthbound, 
Emergency vehicles don't have d ired access to this facility 1 1:-eing LANDLOCKED, again if coming from 
the north (Via de La Valle} they would have to IJ-turn at our entrance (Sea Country Rd intersection} , 

AGBKUIIURAI BF5911RCF5(FNYJBOMFNTAI IMPACT· 

This development is located in the sensitive San Dieguito River Valley, a natural ecological and wildlife 
p-eserve. This would disrupt the rensitive wildlife and environment that we live in. Our community has 
been zoned for LOW-DEl\tSITY RESIDENTIAL USE ONLY ... A 3-story, 40ft tall, 105 dwelling units with 
12.2-beds, does NOT fall under 'low density" residential use 
The impacts would be devastating to our community, surrounding area, and goes against our 
community plan! 
This land is used for a breeding ground for the California horned lark (Species of Special Concern}, 
Y61ow warbler (Species of Special Concern}, least Bell's v ireo (Federal and S1ate listed as endangered, 
~P-covered species}, and white-tailed kite (CDFW Protected and Fully Protected Species} 
Two special status bird species were directly observed within the study area during a field 
,econnaBSance: California gnatcatcherand yellow warbler: both birds area fully protected species 
The Assisted Living Facility would result in significant ind irect impacts (Impa:t BIO-1} tothefolbwing 
~ial- stah.Js birds: California horned lark (Species of Special Concern}, yellow warbler (Species of 
~ia I Concern}, least Bell's vireo (federally and state-listed as endangered, MSCP-covered species}, 
and white-tailed kite (CDFW Protected and Fully Protected Species} nesting. 
F-:ssible archaeological/paleontoligical material may be bur~ on this land. Tribalcultural resources 
have been found in adja:ent land plot. 

IANP USE/ ZONING· 

They are prop::::,sing a 105,568 SF, three-story facility, 40ft tall that covers 70% of the parcel, which is 
well over the maximum allowable structure per the zoning requirements. The lot is zoned for 
AGRJCULTURE -LOW DENSITY Slll/GLE DWELLlll/G RESlDWTIAL ONLY. (AR-1-1 } 
They are trying to change the zoning on this parcel1 which will require a zoning change and 
amendments 
The project site is designated as Resk:lential and Park1 Open Space and Recreatbn in the General Plan's 
Land Use Element. In addition, the project is located within the northwestern extent of the f'.brth City 
Future Urbanizing Area (N::FUA} Framework Plan. The project site is located in Subarea Il of the 
I\CFUA Framework Plan and within the Coastal Zone Boundary (City of San Diego 1992}. According to 
the Land Use element of the N::FUA Framework Plan, the site is designated as Very- Low Density 
Residential and Environmental Tier 
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I1-7 Paleontological monitoring is required by City 
regulations for projects that exceed certain thresholds. 
As described in SEIR Section 3.7, Paleontological 
Resources, the Assisted Living Facility’s grading activity 
would exceed the 1,000 cubic yard threshold for 
excavation within a moderate resource potential 
geologic unit, the Assisted Living Facility is subject to 
the grading ordinance (San Diego Municipal Code 
Section 142.0151) and the requirement for 
paleontological monitoring, which would be made a 
condition of approval, per Compliance Measure (CM) 
PAL-1 Per CM-PAL-1, if paleontological resources are 
discovered during grading, all grading in the area of 
discovery shall cease until a qualified paleontological 
monitor has observed the discovery, and the discovery 
has been recovered in accordance with the General 
Grading Guidelines for Paleontological Resources.  

As described in SEIR Section 5.11, Tribal Cultural 
Resources, the Assisted Living Facility parcel area of 
potential effect does not contain any known resources 
that are considered a significant cultural resource under 
CEQA (C14 CCR 15064.5) or under cultural guidelines for 
the City. With implementation of MM-CUL-1, which 
requires a qualified archaeological monitor and Native 
American monitor to monitor areas with potential to yield 
subsurface archaeological resources, tribal cultural 
resource impacts would be less than significant. In 
addition, the City sent Assembly Bill 52 consultation 
notices on June 10, 2022, to tribes that are traditionally 
and culturally affiliated with the project area and have 
requested notifications. No response was received, and 

Zoning for the project Ste is currently designated by the City as Agricu ltu ra I-Residential (A R-1-1}. Staff 
determined that nursing facillties are not permitted in agricultural zones on Proposition A 
Lands pursuant to SDMC Section 141.0413(a). 
This Assisted living Facility is for PROFlT by a private me<lical company, this is NOT for Affordable 
~using to helpSeniors1 unfortunately, The pr-op-os-ed 105 unitsw-ould indude 87 assisted living units and 18 
memory care units.A t-otal-of124 b.edswould b,e pr-ovided, including 104 asst.1,ed living b.edsand 20 mem-ory 
care b,eds. Th,e assist,ed living unit w-ould include 15 studi-os, 55 one-bedr-o-om units,and 17tw-o-b,edr-oom units. 
This Proposed Facility does NOT fit in our Community plan, and is too DENSE and OVERSIZED for this 
parcel of land 
Zoning for the project Ste is currently designated by the City of San D~o's Municipal Code (SDMC}as 
AR-1-1 . Under Section 131.0331 of SDMC (see Table 131-03C}1 the standard structure height limit 
Wthin the AR-1-1 zone is 30 feet; however they want to build a 40ft tallstructu re 
Deveveloppment will exceed the allowed height or bulk regulations, and this excess results in a 
sub-rt.a ntia I view blxkage from a pub I ic viewing; "extensive" view blockage from neigh OOri ng 
1esidential community 

FlRE HAZARD/SAFETY: 

This proposed development would be LANDLOCKED with only one way inand out1 using the same 
entrance/exit of the church off El Camino Real. The oversized facility being proposed would be backed 
uptoa canyon that is at extreme risk of WlLDFlRE with only one way out. 

PROXIMITY· 

40ft he~ht, looming over adjacent homes. 

':KUSFICONSIBll<DQN· 

To build this structure is going to bea significant impact for All1 especially those living near this 
development. The construction nore dirt, dust, disturbing ou rcommunity for the duration of 
construction .. We would not have a quiet1 peaceful community anymore. 
Constructbn noise leveS would exceed the City's adopted Nore Ordinance1 San Diego Municipal Code1 

Section 5.9.5.0404 
Ambient flbise Increase 
Light pollution from the 24/7 parking lot lights. 
Ambulance1 emergency vehicles will be on the rGe and more frequent with this development 
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consultation was closed on July 11, 2022. Overall, there 
are no known significant tribal cultural resources on the 
project site. 

I1-8 This comment asserts that the project is inconsistent 
with the existing zoning requirements. As described in 
SEIR Section 5.1, Land Use, the Assisted Living Facility 
would be consistent with the AR-1-1 zoning, which 
requires minimum 10-acre lots and establishes a 
maximum structure height of 30 feet, a minimum side 
yard setback of 20 feet, and a minimum rear yard 
setback of 25 feet. Included in these zoning regulations 
is an allowance to increase building height when 
setbacks are increased; this is not a discretionary action 
or a deviation, as it is allowed by the zoning ordinance. 
Because the project would provide greater than the 
minimum 20-foot setback from adjacent properties in 
accordance with the zoning (AR-1-1), the proposed 
structure is allowable per the zoning requirements.  

Additionally, the maximum lot coverage for AR-1-1 is 
10%. As discussed in SEIR Section 5.1.3, the lot coverage 
of the project site would be 10%, consistent with the 
AR-1-1 zone.  

Adoption of the uncodified ordinance, a component of 
the project, would make the project consistent with the 
underlying zoning by exempting the project from San 
Diego Municipal Code (SDMC) Section 141.0413(a). 
Therefore, the Assisted Living Facility would be 
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consistent with the existing zoning framework and 
would not require a zone change. 

I1-9 This comment describes the existing land use 
designation of the project site. The comment states 
that the project site is designated as Residential and 
Park, Open Space and Recreation in the General 
Plan’s Land Use Element and is designated as Very 
Low-Density Residential and Environmental Tier in the 
North City Future Urbanizing Area (NCFUA) 
Framework Plan. These designations are correct, and, 
as discussed in SEIR Section 5.1.3, the project would 
not conflict with the General Plan or the NCFUA 
Framework Plan (see SEIR Section 5.1.3.1 for details). 
The proposed Assisted Living Facility would be limited 
to the disturbed area of the site and the Multi-Habitat 
Planning Area (MHPA) (Environmental Tier) would be 
preserved by a Covenant of Easement. In addition, as 
shown in Table 5.1-1, the Assisted Living Facility 
would be consistent with all applicable goals and 
policies contained within the City’s 2008 General Plan. 
This comment further states that nursing facilities are 
not permitted in agriculture zones on Proposition A 
lands pursuant to SDMC Section 141.0413(a). Please 
also see MR-1, Land Use and Zoning Consistency. 

I1-10 This comment argues that the proposed project is not 
affordable housing and would not fit in the 
Community Plan.  

The comment correctly describes the number of beds 
proposed under the project. As described in SEIR 
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Section 5.1.3, the Assisted Living Facility is consistent 
with the AR-1-1 zone. Per SEIR Section 3.3.2.1, the 
Assisted Living Facility would provide greater than the 
minimum 20-foot setback from adjacent properties in 
accordance with the zoning (AR-1-1). More specifically, 
the Assisted Living Facility is providing setbacks of 45 
feet (north side yard), 187 feet 7 inches (back), 30 feet 
(south side yard), and 63 feet 9 inches (front), which 
would allow for the increased height of 40 feet per 
SDMC 131.0344. The Assisted Living Facility would not 
exceed 40 feet in height and would be consistent with 
the applicable AR-1-1 development regulations of the 
SDMC, given the increased setback of 20 feet. According 
to SDMC Section 131.0331, Table 131-03C, the 
maximum lot coverage for AR-1-1 is 10%. The lot 
coverage of the Assisted Living Facility would be 10%, 
consistent with the AR-1-1 zone. Through compliance 
with those AR-1-1 zone requirements, the building 
design and site plan of the Assisted Living Facility would 
be non-urban in character and consistent in bulk and 
scale to surrounding development. Lastly, as a 
clarification, the Assisted Living Facility is within an area 
that is not covered by a typical community plan but is 
located within the NCFUA Framework Plan. The 
Framework Plan does not require deed-restricted 
affordable units. As described in SEIR Section 5.1.3, the 
Assisted Living Facility would be consistent with the 
NCFUA Framework Plan because the project is non-
urban in character and would not require a phase shift 
and a citywide vote. 
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I1-11 This comment raises concerns about the project 
exceeding the height for the existing AR-1-1 zone’s 
standard height limit in the SDMC. The commenter 
expresses concerns relating to aesthetics and view 
blockage from the neighboring residential community. 
As discussed in SEIR Section 3.3.2.1, Building and Site 
Design, an additional 10 feet of building height is 
allowed per each 10 feet increase of setbacks per SDMC 
131.0344. The project would provide greater than the 
minimum 20-foot setback from adjacent properties in 
accordance with the zoning (AR-1-1). The project is 
providing setbacks of 45 feet (north side yard), 187 feet 
7 inches (back), 30 feet (south side yard), and 63 feet 9 
inches (front), which would allow for the increased 
height of 40 feet per SDMC 131.0344. Private views from 
residential communities are not protected under CEQA 
and impacts to the same are not considered 
“environmental impacts” under CEQA. As described in 
SEIR Section 5.9, Visual Effects, the Assisted Living 
Facility would result in less-than-significant impacts 
related to public scenic vista obstructions.  

I1-12 This comment expresses concern with the wildfire 
hazard of having only one way in and out of the site. A 
Fire Fuel Loading Modeling Report (FFLMR) was 
prepared for the project, included in the SEIR as 
Appendix O. As described in the FFLMR, the entire 
Assisted Living Facility site will be maintained in a 
condition that will consist of an irrigated landscape area 
along with a paved hardscape development area 
surrounding all sides of the building to the property 
line/MHPA line or 100 feet from the structure. The 
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FFLMR provides both City and state fire and building 
code required elements for construction, as well as 
enhanced, City and state alternative compliance 
measures along the eastern side of the structure where 
non-conforming Brush Management Zones occur 
adjacent to the MHPA. With the implementation of the 
alternative compliance requirements outlined in the 
FFLMR, the Assisted Living Facility is expected to reduce 
risks to future occupants of the Assisted Living Facility 
and would not exacerbate wildfire risks.  

Additionally, project site access, including road widths 
and connectivity, will meet the City code requirements 
and be consistent with the 2022 CFC. The project access 
road will comply with all fire apparatus access road 
standards set forth in CFC Section 503. The access roads 
will be designed to accommodate a 75,000-pound 
minimum imposed load of fire apparatus and shall be 
surfaced to provide all-weather capabilities. The fire 
apparatus access road shall have an unobstructed width 
of no less than 20 feet exclusive of shoulders and have 
an unobstructed vertical clearance of 13 feet and 6 
inches (CFC Section 503.2.1). 

With implementation of the requirements outlined in the 
FFLMR, wildfire impacts would be less than significant, 
and the project would have adequate emergency 
access. Please also see MR-2, Wildfire Hazards and 
Evacuation, and RTC O2-47.  
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I1-13 This comment states the building height and setbacks. 
Please refer to RTC I1-11.  

I1-14 This comment expresses concern with the proposed 
project’s construction and noise impacts. The comment 
states that construction noise impacts would exceed the 
noise levels in the City’s adopted Noise Ordinance, SDMC 
59.5.0404. As described in SEIR Section 5.10, Noise, due 
to the proximity of the construction activities to nearby 
residences, construction noise levels would potentially 
exceed the City’s construction noise threshold of 75 A-
weighted decibel (dBA) equivalent noise level. However, 
implementation of MM-NOI-1 would yield a minimum of 
10 dBA in construction noise reduction during the 
grading phase of the project. Per MM-NOI-1, construction 
noise impacts would be mitigated fully using a 
combination of the following measures: administrative 
controls (e.g., reduce operating time of equipment and/or 
prohibit usage of equipment type[s] within certain 
distances to the nearest receiving occupied off-site 
property), engineering controls (change equipment 
operating parameters [speed, capacity, etc.] or install 
features or elements that otherwise reduce equipment 
noise emission [e.g., upgrade engine exhaust mufflers]), 
and installation noise abatement on the site’s southern 
boundary fencing in the form of sound blankets having a 
minimum sound transmission class of 20 or comparably 
performing temporary solid barriers. To minimize dust 
impacts, CM-AIR-1 requires the project to comply with the 
San Diego Air Pollution Control District Rule 55, Fugitive 
Dust Control. This includes watering the site during 
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grading activities twice a day and reducing vehicle speed 
on unpaved roads to 15 miles per hour. 

In addition, no significant operational noise impacts are 
expected as a result of the project; the project is a low-
intensity use. Project traffic to the roadway network 
would result in a noise increase of less than 3 decibels, 
which is not a noticeable change for the average healthy 
human ear. Operation of stationary sources (air-
conditioning, rooftop HVAC units, and the on-site outdoor 
transformer) would result in less-than-significant noise 
impacts at Stallion’s Crossing, the nearest residential 
receptor. As concluded in SEIR Section 5.10, Noise, noise 
impacts would be less than significant. Please also see 
RTC O2-42 regarding MM-NOI-1.  

I1-15 This comment notes concern for light pollution from the 
24/7 parking lot lights. Potential impacts to light/glare 
associated with project lighting are addressed in SEIR 
Section 5.9, Visual Effects. All lighting would be directed 
downward, shielded, of the minimum intensity to ensure 
adequate illumination and safety, and would comply with 
the City’s Outdoor Lighting Regulations. Additionally, 
development on the Assisted Living Facility parcel would 
be setback from the adjacent MHPA line and Stallion’s 
Crossing residential development, and these uses would 
be buffered from developed facility features (e.g., 
pathways, gardens, courtyards) by landscaping. As such, 
impacts related to light generated by the Assisted Living 
Facility would be less than significant.  
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I1-16 This comment notes concern for the rise in frequency of 
emergency vehicles because of the project. The number 
of emergency vehicles anticipated with the project is not 
a CEQA issue. Additionally, the comment does not 
address an inadequacy or deficiency in the EIR analysis. 
As described in SEIR Section 7.8, Public Services and 
Utilities, the project would not result in a substantial 
increase in population, as the project serves residents 
already living in the region. These residents already 
generate emergency vehicle trips. Therefore, the project 
would not result in a significant increase in the 
frequency of emergency vehicle trips in the region. 
Additionally, the addition of the proposed Assisted 
Living Facility is not anticipated to result in the need for 
new or expanded fire, police, library, or other public 
service facilities. 
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Response to Comment Letter I2 

Brent Fouch 
June 18, 2023 

I2-1 Comment noted. The comment expresses general 
opposition to the project. The comment does not raise 
an issue related to the adequacy of any specific section 
or analysis of the SEIR. No further response is required. 

I2-2 The comment expresses concern over the project’s 
noise impacts located near parks and trails. Noise 
impacts were discussed in Section 5.10, Noise, of the 
SEIR. With implementation of MM-NOI-1, the temporary 
construction-related noise impact of the Assisted Living 
Facility would be reduced to below the 75 A-weighted 
decibel equivalent noise level threshold. As discussed in 
Section 5.10, potential noise effects from vehicular 
traffic were assessed, and the effects were determined 
to be less than significant. In addition, implementation 
of MM-BIO-1 and MM-BIO-2 would reduce indirect 
impacts to wildlife associated with noise. As such, 
impacts to existing ambient noise levels would be less 
than significant after the implementation of mitigation.  

I2-3 The comment suggests finding a different location for 
the project. SEIR Chapter 9, Alternatives, describes that 
alternative locations were considered but were 
ultimately determined to be infeasible and were not 
analyzed further in the SEIR. 

  

Comment Letter 12 

From; 

Sent 
fa 
Subject 

- - Origi nal Message---

Szymanski Jeffrey<JSzyma nski@sandiego.9av> an behalfQf DSD E.AS 
< DSDE.AS@w nd iega .go..,> 
Tuesday, June 20, 2023 1 :1 S. PM 
5:zymanskl Jeffrey 
FW: [EXTE.RNALJ SE.IR 

From: Brent Nluc h<brentfouch@gmail.com ;. 

Sent : Sun day,June 18, 2023 7:37 PM 
To : 050 EA5<050EAS@.sandiego.gov:,, 

Subje-ct : (EXTERNAL] SEIR 

•"This email came fr.om an e.:-:ternal.source. Be -c:autH::ius about dkkingan any link.sin thi.s emailoropening 
atta::hments_•.,. __________ _ 

I am opposed fo the pre posed d~elopment of the assi.st:ed living facility planned off El Camino Real near Stallions 

Cr-cs.sing ne ighborhood 
We are louted near horse parl:.sand nature trails. Th is busy businesswauldcreate t<Ja much noise with amb ulan-cesand 

siren.sand traffic. 

Please find a more suitable 1aca'han for this t ype of business. 

Sin-::erely, Brent f.:::iu-::h 

Sent from my iPhone 

I 12-1 

I 12-2 

12-3 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
RTC-152 October 2024 

INTENTIONALLY LEFT BLANK 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-153 October 2024 

Response to Comment Letter I3 

Katelyn Wang 
June 22, 2023 

I3-1 Comment noted. The comment does not raise an issue 
related to the adequacy of any specific section or 
analysis of the SEIR. No further response is required. 

Comment Letter 13 

'"'"" Sent 

Ta 
Cc 
Subject 

K.itetfn Wang <katetynwang66@gmail.cr1m > 
Thursday, June 22, 2:0B 4:48 PM 

DSDE.AS 
Gloria, Tcd-d (6:ternaQ 
{E.XTE.RNAL] Our HOME.: G<:mzalesCanycn MUST BePrctected 

••rhisemail came from an e>:tunal source. Be cauti-ous about -::lickingon any links in this em.ail or opening 
attachments. ♦• 

To myfellowrnmmunitymembersc· 

h the golden wildflowers tilt their petals upwards, the birds rustle on the ground, the wind ruffling their feathers .ind 

liftingsm-:1II rocks from holes in th-e dirt, the sun beams onto these ripples of life,electrifyingthe small animals and 

"Vibrant plants, all bun di.es-of nature m-oving as quid as the univers.e-allofwhkh pauses at a slows:tep . 

An old man-bundled ina brnwn fleece ja-cl:.et, Jong gray paints almost .covering hi;; bladsneakers, white hairs streaming 

TI",om his remaining hairline, dut<:hinghis <:ane--stumbles, light yet slow, intothisjubilant dutterof nature. This is home. 

Well, it's the plot of nature next to his house 

See, this old man takesthree walks per day: on<:e in the morning at Sam,on<:e after lurt::h, andon<:e in the even ing to 

<:at<:h the last slivers of light before the moon <:loaksover his roof. Though he movesslowerthan the uitters furrowing 
through the golden wildflowers, the joy and epiphany dashing through his veins sends flutters a<:ross his heart at speeds 
only desc: ribable by the tongues of youth . He is young again . He is alive . He is free . He is here-on his land, his open 

spa<:e, his home. 

Just as mLKh as the animaisand flowersull this land their own, he <:laims it for himself. The flowers remind him of 

ne<:tarand liveliness . 

I wat<:h this old man, suddenly envyinghim everytime he strolls past my study window. loftenwo nder how many yea rs 

he has left on Earth-for how many more months wou ld I w itness him lap around my neighborhood sc:enery-but his 

aliveness every time when stepping into the fresh aura of infinitely blue sky and lushly neverendingwildflowers makes it 
Jee I that his heart is more full than mine own. 

Wea re not all this abundant old man, thesc:urrying lizard playing tag over the dirt, nor are we the buz.zingbird, not even 

the half pludedgolden daisy, but THIS is our HOME. Rose<:roft Way has atways been a rnmmunity defined by the 
"WOndrous, s pa<:icus nature around us. It embodies Gonzales Canyon 

To rid the Stallions Crossing's neighborhood of thatspa<:e is to rid usofour heartbeat . It isto r id us ofour happy 

breaths, happy moments, perhaps final moments. It isto had off the beauty and joy that has <:arried the liveliness of so 
many of us, young and old, qui<:kand slow, retired and studying, to show us what home truly means. 

Wea re not all this I-egendary old wandererof Stallions Crossing, but we area llenrnmpassed by this nature and by its 
ne<:essary sense of home. We all deserve safety, freedom, and spa<:e . We deserve o ur nature. This is our 
Gonzales Canyon . 

Nothing should shatter this home for us. Not the El Camino Real Assisted Living Fadlity. Not the destrunion of our 
wildlife rnrridor. Not the 105, 568 square feet of profit 

13-1 
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You've h.eardthis-countlesst imesb,efor.e, but money-can NOT buy happiness. It-can buy homes, but NOT oursens-e of I 
hom,e. And as I peuout my window to view my -canyo n, only to seeth,eold g randfather tr,ek along its nature, I may 13_1 
never k.now ~ow many la_ps this man has left, ~r w hen:'ill ~ethe f in~I day he is a~le to experien-ce its bea~y ... bu~ I Cont 
knowon,e thmg: Ev,ery . .S.mgle . Day. Co unts. B,es1des th,e mevrtable w,e1ght of age, his lov,e for our hom,e applies not Just to • 

him, but to me-and to you . 

Best, 
Katelyn Wang 

Page 2 of 2 in Comment Letter 13 
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Response to Comment Letter I4 

Elizabeth Nolan 
June 22, 2023 

I4-1 Comment noted. The comment does not raise an issue 
related to the adequacy of any specific section or 
analysis of the SEIR. No further response is required. 

I4-2 Please refer to MR-1, Land Use and Zoning Consistency. 

I4-3 Please see Responses to Comments (RTCs) I1-43 and 
O2-75. 

I4-4 Please see RTC O2-72. 

I4-5 Comment noted. This comment is a summary of the 
commenter’s opposition to the project. 

Comment Letter 14 

'"'"" Sent 
Toe 
Subject 

Elizabeth N-clan <eliznalan@sb-::global.net> 

Thurnfay, June 22, 2.02~ 7fJ2 PM 
DSD EAS 
[EXTERNAL] Projec:t #67SH2 El Umin(J Real Assisted LWing Fa-cility 

.. This-emailum-e from an ~ternal sour-::e. 8,e -c:auti-ous about dicking on any links in this-emailor-:::ip-ening 
attachments.•• 

RE : #675732 El Camino Real Assisted living facility 

I ju.st became aware of this planned Facility and wa.s frankly .su rpri.sed thatitwa.s even being considered. I felt 
.strongly enough to.send in my comments and appreciate the opportunity to express my opinion 

We haveZoningfor a reason and I cannot imagine how a CUP could be is.sued .since it would need to ignore 
the impacts to the loca l r.atural er.vironment, override existing zoning regulations and cause horrible accidents 
on El Camino Rl:?al. In my opinion, thE! E!ntire c:oncE!pt of this Project is in.ippropri.itE! for this loc.ition .ind 
shou Id not be .illowed to proceE!d. BesidE!s the inherent environment.ii imp.icts, following .ire some spE!cific 
concerns : 

El C.imino RE!.il Entr.ince -The Tr.iffic on El C.imino Re.ii litE!r.illy flies north down the hill .it spE!edswE!II in 
excess of SO MPH. The proposed driveway/access is on a blind curve and it is unfathomable to me how this 
could seriously be considered an allowable entrance for this proposed Project. How could all the 
!it.iff/vE!ndorsfresiderm/visitors to this proposE!d ProjE!ct safE!ly navigatE! through this drivE!w.iy? I am 
wondering if anyone from the City has .ictu.illy drivE!n this Ro.id tofu lly .ippreciate the spE!ed of the traffic on 
El C.iminoRE!al? 

In addition, any parties e::.iting this Project will neE!d to turn right on El C.imino RE!.il . Many of thE!se drivers will 
want to h !!ad south on El Camino Real, which will req uirl! either 1) doing a U-turn at the light at San Oil!guito 
Road or 2) turning right on San Dieguito Road and then right on Old El Camino Real and wind through my 
neighborhood to Derby Dowm to get b.ick to El Camino Re.ii. I lflJe in thE! Venezia Del M.ir project, which is off 
Old El C.imino RE!.il, and I .im very concerned .ibout this tr.iffic increase tomy Neighborhood. 

Propll5ed Parking - I see that ontv 57 parking spaces are proposed for this project. ~ a property manager of 
medic.i i buildings for overfiftE!enyears, I would have serious concerns about this being adequ.ite for this 
proposed Project. These type of Facilities h.ive a high staff component plus d.iilyvisits from Physical The r.ipists 
and cthe r Medical Personnel, Vendor deliveries and the regular visitors and Resident vehicles . 

Summary- I do not believe th.it modifying the existing zoning to .iccommod.ite this Project would be 
appropriate for many, many reasons . 

Thank you for your time . 

I 14-1 

14-3 

I 14-5 
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ELIZABETH NOU\N 
(858) 354-8810 

Page 2 of 2 in Comment Letter 14 
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Response to Comment Letter I5 

Johnny John 
June 26, 2023 

I5-1 The comment is an introduction and expresses 
general concerns to be described in more detail in 
comments to follow. Please refer to Responses to 
Comments (RTCs) below. 

I5-2 The comment states that the parcel of land is 
designated as open space in the City’s General Plan, the 
North City Future Urbanizing Area (NCFUA) Framework 
Plan, the Multiple Species Conservation Plan (MSCP) and 
the San Dieguito River Park Concept Plan.  

Please refer to Section 5.1, Land Use, of the SEIR for a 
land use analysis for the proposed Assisted Living 
Facility. The project site is designated as Residential and 
Park, Open Space and Recreation in the General Plan’s 
Land Use Element. Additionally, according to the Land 
Use Element of the NCFUA Framework Plan, the site is 
designated as Very-Low Density Residential and 
Environmental Tier. NCFUA Framework Plan 
development Alternative 3 allows for development 
pursuant to Conditional Use Permit regulations 
“provided that the conditional uses are natural resource 
dependent, non-urban in character and scale, or are of 
an interim nature which would not result in an 
irrevocable commitment of the land precluding future 
uses” (City of San Diego 1992). The Assisted Living 
Facility has been designed to be non-urban in character 

Comment Letter 15 

From: 

The John Family 
Stallions Crossing Residents 
kallzooch@;::an rr rnru 

Sara Osborn 
City of San Diego DevclopmentSecvicesCentei: 
1222 Fi.e st Avenue1 MS 501 
San Diego1 CA 92101 

DSDRAS@SANPJRGO f'..OY 

11..me 26 1 2023 

Subject: Ou coocemsabout the El Camino Real Assisted Living Fa;:ility(No. 675732) 
Subsequent Environmental lrnpact R-eport (S.E.I .R) 

Dear Ms. Osborn 

We are residents of StallionsCross.ing1 acornrnunityjust south of the proposed El Camino Real 
Assisted LlvingFadlity. Our OOme's back fence looks on to the wonderful E'roposltionA protected 
open space on which this monstrosltyof a structure is proposed to be built 

We wanttoexpressou deep ceseCYations aboutthisprojectin this letter . 

First of all 1 ~ love our neighbors . We have many elderly in our community at Stallions1 who take 
advantage of the abundant open spa;:e all around us. Many of them moved into this area predscly 
because of the sem.i-rucal natuceofthese smroundings . 

We also love om Church neighbors who are presently using the spaces behind us. The Formosan 
Chucch ANDtheAimenianChurch . lnfact , recently1 asmy familywasconsideringattending a 
Chuc ch service near us1 we considered attending either of these Chmches. 

Ouc issue is Narwi.th theChucchor anyoftheic parishioners. Our issue is wi.ththedestructi.onof the 
wonderful open space that characterizes this ace a which is inevitable with the construction of this 
behemoth of a building crammedintoless than 20% of the Chill ch property. 

ln ouc opinion, the City is being negligent in its enviconmentalreport for the reasons highlighted 
below. 

A. This Assisted Living Home proposal seeks to allow a variance to the City' s "Managed 
Growth lnitiative11 (also known as PropositionA1 passed by the votersin1985). 

The Developer is seeking to allow the proposed project with a rarelyused ('uncodified 
Conditional Use Permit (CUP) ordinance)1 

15-1 
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and scale and is consistent with the applicable NCFUA 
Framework Plan policies. 

The Assisted Living Facility would avoid developing 
within the Multi-Habitat Planning Area (MHPA) and 
would preserve that area in perpetuity as open space 
through a Covenant of Easement in accordance with the 
City’s Environmentally Sensitive Lands regulations. The 
Assisted Living Facility would adhere to the LUAGs as 
identified in the City’s MSCP Subarea Plan.  

Additionally, please refer to MR-1, Land Use and Zoning 
Consistency.  

I5-3 The comment suggests that the SEIR does not 
adequately explore project alternatives. Alternatives are 
addressed in Chapter 9, Alternatives, of the SEIR. As 
stated in CEQA Guidelines Section 15126.6, an EIR need 
not consider every conceivable alternative to a project. 
The range of alternatives evaluated in an EIR is 
governed by the “rule of reason” that requires the EIR 
set forth only those alternatives necessary to permit a 
reasoned choice. Alternatives addressed in the SEIR 
include the No Project/No Build Alternative, the 
Sensitive Nesting Bird Construction Noise Impact 
Alternative, and the Construction Noise Impact 
Alternative. In developing the alternatives addressed in 
this SEIR, the potential alternatives were evaluated in 
terms of their ability to meet the objectives of the 
project, while reducing or avoiding the environmental 
impacts of the project identified in Chapter 5, 

Please notethatthe1985 voter-approved (I ProJX>sition A)1 expressly forbids h>spitals, 
intermediate care facilities and nursing homes on Prop A lands .) 

The pacceloflarrlisinthe San OieguitoRiver Park (SDRP) ' s ('Focused Planning Area" 
and the (1North CityFuture Uc bani.zing Area (NCruAr' subarea 11. The City of San 
Diego General E'lan, the NCTUA FrameworkPlan 1 the Multiple SpeciesConservation 
Plan (MSCP) and the SDRPConceptPlan, ALLdesignate this locale as open space. 
Given the major conversion of open space, a more thorough explanation arrl 
justification of this oction is merited. 

It is significant that the Developer is attempting to process an (1Uncodified Cortlitional 
Use Permit '1 amendment to city regulations (Council Policies6oo- 29 and 600-3o)in 
order to exempt this development from Proposition A arrl other open space 
rest.tictions. 

Please do Nar justify the deviation from relevant land use policies regarding open 
space preservation, at a cost to the river park arrl other open space assured for the 
public, thcoughCity-wide ballot measuces arrl City-approved actions 1 policies1 and 
guidelines. 

This major change in land use to a large commercial facility in open space and 
surrounding low-density residential development 1M>ul.d significantly impact the 
char1t::ter of the area. 

This should be adedsion by the electorate , and should be voted on by the people,not 
the City Council. 

Please preserve the semi- rural charocter of the river valley and upland area, which are 
there for voter approved reasons, for the preservation of the present tranquil fabric of 
this open space right here in Carmel Valley, kept here for us to enjoy and wild lite to 
flourish. 

B This project is NOT looking at alternative options. lnstead, the applicant is stating that 
the project must be accepted and approved as proJX>sed. 

The applicant has stated this several times in their presentations over the past two 
months at the Caanel Valley Community Planning Board meetings . 

The applicant)s narrowly written objectives (walking distance to adjacent Church, 
<1under-u-Wized)1 site)do not allow for a reasonable range of altematives. 

CEQA requires that project alternatives be explored! By writing up the objectives in 
such a narrowmanner1 the applicantisrequiring usto believe that their hands are tied. 

The laws are clear on this issue. It is not th at the applicant can not build. They mu st 
only build within the clearly stated rules of h>wone may build on these protected open 
spaces . 

15-2 
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Environmental Analysis, of the SEIR. No further analysis 
is required. 

Project objectives are intended to describe the 
underlying purpose of the proposed project. The project 
objectives presented in Chapter 3 of the SEIR outline the 
purpose of the proposed project as intended by the 
project applicant. The objectives are used to assess 
whether the alternatives would achieve the underlying 
purpose that the proposed project would achieve.  

I5-4 As described in Section 5.4, Biological Resources, the 
Assisted Living Facility includes a 100-foot wetland 
buffer that would reduce indirect impacts in accordance 
with San Diego Municipal Code (SDMC) Section 143.0141 
(b)(5). Standard construction measures proposed as 
part of the Assisted Living Facility would avoid indirect 
impacts to special-status plants potentially occurring in 
habitats adjacent to the Assisted Living Facility parcel. As 
concluded in Section 5.4, impacts to biological resources 
would be reduced to below a level of significance by the 
implementation of MM-BIO---1, which would avoid indirect 
impacts to sensitive vegetation communities and special-
status plant and wildlife species (including California 
horned lark, [Eremophila alpestris actia] yellow warbler 
[Setophaga petechia], white-tailed kite [Elanus leucurus], 
and least Bell’s vireo [Vireo bellii pusillus]), and MM-BIO-2, 
which would further avoid indirect impacts to California 
horned lark, yellow warbler, white-tailed kite, and least 
Bell’s vireo, which could breed adjacent to the Assisted 
Living Facility footprint.  

The S.E.l.Rdoesnot adequately explore alternatives and is not convincing in its reasons 
foe allowing the de stcoction of the open space in this parcel of land . 

The proposed project must therefore be REDESJGNEO to comply with the existing 
zoning and land ordinances. 

C. The proposed project as designed fails to adequately consider the restoration ofovec 
200 acres of San Dieguito Lagoon tidal wetland habitatimm-ediatelytothewestof the 
project site and a c.ci.tical. part of the wildlife coc.tidoc and regional connectivity. 

Millions of dollars ace being invested into this restoration project. 

The de aft EIR fails to discuss the p;>tential impacts that the building mass, combined 
with other cecentlyconstrocted adjacentbuildings1 1/1,i;}ul.d create in limiting the 
movement of wildlife thcough this area . 

This project goesAGAINSTall these improvements, by building a large MONSTROSJTY 
that will block and ocace aWaywildlife fcom thisacea. 

0 . The OENSlTYof theproposedconstroction isa causefocgr:ave coocern. 

The Chill ch and its SU[COl.lilding buildings spread >501000 square feet of building space 
over a space of ~13-4 acres. 

This proposedpcojectccamsin >105 1000 squacef~tofbuilding space over a space of 
~4 acres. 

How is this in anyone>s wildest imaginations complying with .zoning laws and 
Pcop;>sition-Amandated open space low density construction? 

How is this by any means keeping wi. th the ch ac a;::tec of this neighOOchood? 

The proposed development ju st does oot fit with the neighborhood and 1/1,i;}uld 
drastically change the overall chaca;::ter of this area. The visual impact of this 
monstrosity is obvious. Thistype ofdeveloprnentdoes NOT fit with this area AT ALL. 

As all who live in thisneighOOchood know, this area ispcimacily OPEN SPACE 1 and arfl/ 
construction should be appropriately s.iz-ed to keep with the LOW OENSJTY of thi s area . 

E. Views. 

At the present time, ouc homesenjoythe open spaceviewsfcomouc backyards. We 
have views to the oorthem hills1 and the ocean to the west . 

Thi, J-ctory building a, pr<senllyd,signed will cornpl<i:<lyd,ctroyth<e< views. 

ln addition 1 this project also impacts views foe wildlife that calls this space their home . 

115-3 
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The Assisted Living Facility footprint has historically been 
utilized for agriculture and is currently heavily disturbed 
with frequent mowing and heavy equipment storage. The 
Assisted Living Facility footprint area is unlikely to 
provide substantial refuge or cover for wildlife species 
and their movements. Although the City’s MHPA is 
directly adjacent to the Assisted Living Facility footprint 
to the east, the Assisted Living Facility footprint and 
brush management zones (please refer to Figure 3-6) is 
not considered to be within a biological core or linkage 
area since the site is bounded by an active construction 
site, residential development, and parking lots and roads 
on three sides (please refer to Figure 5.4-1). The Assisted 
Living Facility would not interfere substantially with the 
movement of any species or impede the use of a wildlife 
nursery site, and the proposed Assisted Living Facility 
would avoid indirect impacts with inclusion of CM-BIO-4 
(see Table 3-2 of the SEIR). 

I5-5 The Assisted Living Facility would not result in an 
increase in density or intensity of use from what is 
allowed with a Conditional Use Permit in the AR-1-1 
zone. Additionally, please refer to MR-1, Land Use and 
Zoning Consistency, for consistency with Proposition A. 

I5-6 The building design and site plan of the Assisted Living 
Facility would be non-urban in character and consistent 
in bulk and scale to surrounding development. While 
surrounding development in the area lacks a consistent 
architectural theme, the Mediterranean style of the 
Assisted Living Facility would include design features 
that would be compatible with design features 

F Fucther aOOut wildlife . 

This project combined with the adjacent buildings will harm the function and values of 
the wildlife corridor1 and ocare aWay and destroy the habitat for the fauna of this 
region 

The proposed project)s required narrow setback is insuftident to mitigate the impacts 
to the corridor)s function and importance to needed wildlife linkages. 

G. This is a situation of death by a thousand cuts 

SlolM.y but surely1 the CUMULATIVE impacts of adding this project in combination with 
the other buildings approved on this mesa are de straying the very fa bric of th.is 
community. The CUMULATJVE impacts are Nor suft[dently addressed.or mitigated in 
th< S.E.l.R. 

The site is Nor (1underutilized>1 aspucported> but merely zoned as appropriate for its 
location. 

Kindly re-evaluate this project and either come up with a new design that complieswith the land use 
laWs articulated aOOve and properly mitigates the many issues outlined; or situate this project 
elsewhere. In our opinion> the project in its current form is a blatant violation of existing laws. 

Sincerely> 

}ohnny}ohn 
Head of Household 
The John Family 
Residents at StallionsCrossing. 

I 15-8 
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(primarily multistory construction, light colored, stucco 
clad exteriors, red tiled roofs, and landscaped yards) 
displayed by development in the surrounding area, 
including the broad San Dieguito River Valley landscape. 

As concluded to Section 5.9.3.3 of the SEIR, impacts 
associated with architectural style and 
consistency/visual compatibility with surrounding 
development would be less than significant, and no 
mitigation would be required. In addition, the Assisted 
Living Facility’s non-urban characteristics are addressed 
through its massing, scale, setbacks, and lot coverage, 
as discussed in Section 5.1, Land Use, of the SEIR.  

I5-7 Private views, such as those from neighboring 
properties, are not protected under the City’s 
Significance Determination Thresholds or CEQA. 
According to the City’s CEQA Significance Thresholds, a 
project is considered to have a significant impact if it 
would block public views from designated open space 
areas, roads, or parks or to significant visual landmarks 
or scenic vistas (e.g., Pacific Ocean, downtown skyline, 
mountains, canyons, waterways). 

As stated in Section 5.9, Visual Effects, the Assisted 
Living Facility would not block any views from 
designated scenic corridors. Potential impacts to the 
existing quality of views to and across the site were 
examined through the lens of key public views. As 
concluded in Section 5.9.3.1, the project would not 
substantially obstruct any designated public corridors 
and would not substantially block an identified scenic 
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resource from view of the public. The project complies 
with the applicable height and bulk requirements of the 
SDMC and would have no impact related to view 
blockage due to height or bulk regulation exceedances.  

I5-8 See RTC I5-4. The Assisted Living Facility footprint is not 
considered to be within a biological core or linkage area 
and is not expected to interfere with movement of 
migratory fish or wildlife. Section 5.4.3.3 of the SEIR 
concluded that impacts related to wildlife corridors and 
linkages are considered less than significant. While the 
project is adjacent to MHPA lands, the project is 
consistent with the City’s significance thresholds and the 
appropriate LUAG have been addressed in the SEIR.  

I5-9 Cumulative projects and impacts were addressed in 
Chapter 6 of the SEIR. Table 6-1 provides a list of 
cumulative projects that were included in the analysis. 
Refer to this section of the Final SEIR for a complete 
discussion of the cumulative impacts associated with 
the project. Please also see RTC O2-58 for information 
regarding the San Dieguito Lagoon Restoration Project.  

I5-10 Comment noted. The comment does not raise an issue 
with the adequacy of the environmental impact analysis; 
therefore, no further response is required. 
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Response to Comment Letter I6 

Vessa Rinehart-Phillips 
June 26, 2023 

I6-1 Please refer to MR-1, Land Use and Zoning Consistency.  

I6-2 As described in Section 5.4, Biological Resources, of the 
SEIR, impacts to special-status wildlife species would 
be reduced to below a level of significance by the 
implementation of MM-BIO---1, which would avoid 
indirect impacts to sensitive vegetation communities 
and special-status plant and wildlife species. The City 
recognizes that bird populations may utilize Multi-
Habitat Planning Area (MHPA) lands. However, based on 
the analysis of the City’s LUAGs, no direct impacts to 
wildlife movement in the MHPA would occur as a result 
of project activities.  

I6-3 Please refer to MR-1, Land Use and Zoning Consistency. 

I6-4 As shown in Figure 3-1, Site Plan, of the SEIR, the open 
space area beyond the MHPA line is within Federal 
Emergency Management Agency (FEMA) Flood Hazard 
Zone “A,” with a 1% chance of annual flooding, and 
FEMA Flood Hazard Zone “X,” with an annual flood risk 
between 1% and 0.2%. This area would be preserved as 
open space in accordance with the existing designated 
MHPA. 

I6-5 Cultural resources impacts are discussed in Section 5.6 
and 5.11 of the SEIR. Section 5.6, Historical Resources, 

Comment Letter 16 

From: 
Sent: 
To: 
Subject: 

.lL.Ebillill.i 
Monday, June 26, 2023 7:26 AM 

DSD EAS 
[EXTERNAL) Pleas.es.top the propos.ed three-s.tory facility 

development next to our res.idenh at Stallion's. Cros.s.ing 

*"This. email came: from an i:xte:rnal source:. Be: cautious. about clicking on any links. in this. email or 
opening attachme:nts..u 

Hello, 

I am a resident at Stallion's Crossing right next door to the development that is set to be 
built next door. The proposed three-story Assisted Living Development facility within 30 
feet of ow- homes violates the rules which state that a building structw-e cannot be placed 
on a parcel this size. It would cover 70% of the parcel, which is way over the maximum 
for building a structw-e on parcel this size. Also, the lot is NOT ZONED for commercial 
developing, bur is zoned for agricultw-e. This proposed three-story Assisted Living 
Development is not a LOW -DENSITY RESIDENTIAL DWELLING. Also this is not 
zoned for being a MULTI DWELLING COMMERCIAL facility. 

Also, this development is located in the sensitive San Dieguito River Valley, natw-al 
ecological and wildlife preserve-especially the egret population. This would disrupt the 
sensitive wildlife and environment that we live in .. Ow- community, has been zoned for 
LOW-DENSITY RESIDENTAL USE ONLY. .. A 3-story, 105 dwelling units with 122-
beds, does NOT fall under 'low density residential use.' This parcel is an AR-1-1 ZONE. 

This is located in sensitive land of ow- 100-year floodplain. They're trying to get around 
this 3-story building by digging 10ft below the current land level. We, at Stallions 
Crossing, residents are not allowed to dig below 6 inches in ow- yards per the CC&R's for 
ow- community due to known native American Native artifacts that were found when SC 
was being developed. 

They're erroneously trying to say they are considering our privacy by having a 30ft setback 
from ow- fencel This dense development does not belong in ow- single-residential 
community .. It's a MUlTIPLE DWELLING COMMERCIAL structw-e 
with retail that is not consistent with ow- community plan. See in their proposal how close 
they are proposing to build this massive structw-e to ow- homes I Can you imagine having 
a three story facility built next door to you and blocks your view and privacy? We all 
choose to live here because of the low-density residential area with open space. 

Ow-views of the hills and coast will be completely obstructed with this proposed 3-story 
facility. Again, the proximity being so close and towering over our 2nd story of homes will 
completely take away our views. 
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and Section 5.11, Tribal Cultural Resources, concluded 
that the Assisted Living Facility would impact no known 
significant cultural resources; however, there is a low 
potential to uncover unique artifacts, features, or 
human remains during grading for project development. 
Archaeological and Native American monitoring is 
required for all primary ground disturbance. With the 
implementation of MM-CR-1, which requires a 
qualified archaeological monitor and Native American 
monitor to monitor areas with potential to yield 
subsurface archaeological resources, potential impacts 
to historical resources would be reduced to below a 
level of significance.  

I6-6 The project would provide greater than the minimum 
20-foot setback from adjacent properties in accordance 
with the zoning (AR-1-1). In addition, private views, such 
as those from neighboring properties, are not protected 
under the City’s Significance Determination Thresholds 
or CEQA. Visual resource impacts are analyzed in 
Section 5.9 and were determined to be less than 
significant.  

I6-7 The comment expresses general concern over the 
impacts of the project and suggests an alternative to the 
project. Project alternatives are analyzed in Chapter 9 of 
the SEIR. In developing the alternatives addressed in this 
SEIR, the potential alternatives were evaluated in terms 
of their ability to meet the basic objectives of the 
project, while reducing or avoiding the environmental 
impacts of the project identified in Chapter 5, 
Environmental Analysis, of the SEIR. Chapter 9 describes 

The impacts would be devastating to out community, surrounding atea, the environment , 
the rules of the city, the flood plan. 

Please do not allow them to build this facility here. We would be willing to compromise to 
have a one-story facility which is at least 50 feet away from out homes. Please do not 
allow them to violate the laws and rules. 16-7 

Thank you for heating my concerns. rm enclosing my contact information, should you 
want to contact me. 

Sincerely, 

Vessa Rinehm-Phillips 
13 74 Rosecroft Way 
San Diego CA 92130 
85 8-254-2929 
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why the analyzed alternatives were unsuitable for the 
project and would not achieve the basic project 
objectives. 
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Response to Comment Letter I7 

Nina John 
June 26, 2023 

I7-1 The comment is an introduction and expresses general 
opposition to the project.  

I7-2 Please Refer to MR-2, Wildfire Hazards and Evacuation.  

I7-3 Private views, such as those from neighboring properties, 
are not protected under the City’s Significance 
Determination Thresholds or CEQA. The comment does 
not raise an environmental issue within the meaning of 
CEQA. Therefore, no further response is required.  

I7-4 Please see Response to Comment (RTC) O2-75.  

I7-5 Please see RTC I1-4.  

I7-6 Please see RTC O2-70.  

I7-7 Impacts related to wildlife, lighting, noise, and dust were 
analyzed as part of the SEIR. As concluded in the SEIR, 
all impacts would be less than significant with the 
incorporation of mitigation.  

I7-8 As described in Section 5.9, Visual Effects, all lighting 
would be directed downward, shielded, of the minimum 
intensity to ensure adequate illumination and safety, 
and would comply with the City’s Outdoor Lighting 
Regulations. Section 5.9 concluded that due to 
installation of downward-directed and shielded lighting 

Comment Letter 17 

Hello M,. Osborn, 

I am a resident of Stallion·, Crossing neighborhood in the North Cannel Valley area. Thi, project 
that is being proposed is on the north side of our neighborhood and right next to my backyard. 
This facility will be 30 feet from my property tine. 

I am writing to oppose this project as it i, currently proposed. I have several reasons for this . My 
main concerns are the following: 

1.1 would like to first talk about SAFETY in the unfortunate reality of Wildfire. Thi, location i, 
IANDLOCKED. Consider the evacuation frenzy should there be a fire. A, we all know, we live 
in fire territory in San Diego and this area i, zoned as "VERY HIGlf' risk. It doe, not make 
sense to build a 124-bed facility plus staff in this land locked area with just one entry and exit 
that is shared with the 350-seat Church, along with the already approved (but not built yet) 500 
seat Multi-Purpose Hall, Cultural & Education Building with aa ssroom,, and Youth Center with 
Recreational Facilities. Our respected elderly community deserve, better I 

2. PRIVACY-Our home, are designed with large windows on the back to anow narura\ lighting 
and enjoyment of the open ,pace around us. If the proposed "moter'rype ofbwlding i, 
constructed, this change, the entire feel of the community, bringing in people from all over, 
which severely compromises the overall safety of the area. We will be lool<ing into this bwlding 
from our bedroom,, where we presently look out to the hills in the north. PMB says that they 
will change the facilities windows that are south facing to be frosted and have balconies 
removed. We appreciate that, but that is not sufficient mitigation. 

3. I am also concerned about how this prcj ect will increase TRAFFIC in the future which in turn 
will lead to a reduction in driving safety in this neighborhood. There is only ONE entrance in and 
out of this property. The entrance is in the middle of a blind curve.People who do not live here 
have no idea that this road i s like a freeway. Car, are going on average at a speed of 60 mph 
heading north and this is very dangerous for cars trying to enter/ exit this church campus on a 
blind curve. There have been 13 collisions during the last 5 years involving head-ons, high 
,peed, bicyclists and influenced driver, and that' , above average. El Camino Real is used daily 
by bikers whose safety risk will greatly increase with many cars trying to access this sharp 
entrance. This is VERY DANGEROUS for our community and the resident, and the public at 
large. 

The other issue is that there is NOWHERE to rum into this church/assisted living development if 
coming from the north (Via de la Valle) . The ONLY WAY to get to the entrance of the Church 
is making a U-TURN at our traffic light (Sea Country Rd). Additionally, forthose exiting the 
Church, if they wish to go southbound, they will have to make a U-tum at the San Dieguito 
Rd/El Camino Real stop light. U-rum, Will abound on this street as a result, where presently, 
that is NOT anissue. 

I would like to note that the traffic study conducted in 201 2 is based on projections and 
calculations to determine current levels of traffic and i s not based on real data. A request was 
rrade to conduct a current COMPREHENSIVE traffic study, but the applicant has refused. 

17-3 
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fixtures and buffering of adjacent established uses with 
proposed landscaping, the contribution of lighting 
emitted from the Assisted Living Facility would remain 
below a level of significance.  

I7-9 Please refer to RTC I7-3.  

I7-10 Comment noted. This comment is a summary of the 
concerns mentioned in the comment letter. No further 
response is required.  

I7-11 Comment noted. This comment contains photos 
corresponding to Comments I7-8 and I7-9. No further 
response is required. 

4. UGHT and NOISE POllUTION- The proximity of this large bu,lding to our residences is in 
itself a POllUTION to our present neighborhood. We all chose to live here because this is a 
low-oensity residential area with open space. This structure is going to have a significant impact 
for ALL, especially those living near this development, including wildlife. The construction 
noise, vibrations, dirt. dust. debris, will all be disrurbing our community for the duration of 
construction. We would not have a quiet, peaceful community anymore. 

If the facility i s completed, there will be light pollution from the 24/7 lighting planned for the 
sarery of this facility. The applicant states that they plan to mitigate it somehow. I can speak 
from personal experience of the present church, that any mitigation i s not going to be enough, 
light travels I Every night, currently, I have lights from the church' s parking tot/building directly 
shining into my bedroom. I have to close my blinds to be able to sleep at night even though this 
light i s quite far away. Now imagine the same light 50 feet from my home I (Please see an 
attached photo of a night view from my backyard) 

5. VIEWS-Our views of the northern hills and the coast will be cocnpletely obstructed with this 
proposed 3-story facility. Again, the proximity being so close and towering over the adjacent 
2nd story homes wilt completely take away views, sunlight, and blue sky. Please see attached 
p,oto, of the view from my backyard. How can anyone deny the beauty of these views and claim 
that a 3-ttory building makes more sense in agricultural land' Can anyone guarantee that I will 
not lose sunshine and light because of this facility' 

J would like to humbly request that you take a good deep took at this proposed project and 
evaluate it with regards to SAFETY.PRIVACY, TRAFFIC, UGHTINOISEPOllUTION and 
VIEW concerns. All of these will impact the visual landscape, neighborhood character and safety 
of MY neighborhood. 

Thank you for your time, 

Nina John 

17-10 
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Response to Comment Letter I8 

Matthew Cunningham 
June 26, 2023 

I8-1 The comment is an introduction to comments that 
follow and expresses general opposition to the project. 

I8-2 Cumulative projects and impacts were addressed in 
Chapter 6 of the SEIR. Table 6-1 lists the cumulative 
projects that were included in the analysis. Refer to this 
chapter of the Final SEIR for a complete discussion of 
the cumulative impacts associated with the project. As 
described in SEIR Chapter 1, the SEIR tiers from the 
certified 2014 Church EIR (Project No. 240283/SCH No. 
2013071043). The SEIR considers the issues discussed in 
the first-tier document and evaluates whether a 
significant effect of the proposed project has been 
adequately addressed or if there is an effect that was 
not addressed in the 2014 Church EIR. As needed, 
additional or updated mitigation is provided to address 
significant environmental impacts of the proposed 
Assisted Living Facility. 

I8-3 See Response to Comment (RTC) O2-70 regarding 
baseline traffic evaluation. The Access Analysis 
(Appendix H.1 of the SEIR) provides a comprehensive 
and informational analysis for both roadway and 
intersection level of service (LOS) operations, taking into 
consideration forecasted traffic for the project’s opening 
year (2024) and the horizon year (2050). It should be 
noted that pursuant to Senate Bill 743 (adopted in 2013) 
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*""Ibi s. email came from an external wurce . Be cautious. about clicking on any links. in thi s. 
email or opening attachments..** 

From: 

To: 

Matthew Cunningham 
Stallions Crossings 
San Diego Ca. 92130 

Sara Osborn 

City of San Diego Development Services Center 

1222 First Avenue, MS 501 

San Diego, CA 92101 

DSDEAS@SANDIEGO Goy 

Subject: Our concerns about the El Camino Real Assisted Living Facility 
(No. 675732) 

Re: Subsequent Environmental Impact Report (S.E.LR) Public 
Comments and Responses 

Dear Ms. Osborn: 

Hi, my name is Matthew Cunningham, and I would like it to be known that I'm 
not against development, but I am against thjs deye)gpmept as it is currently l 18-l 
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and the addition of Section 15064.3 to the CEQA 
Guidelines in December 2018 (effective July 1, 2020), 
vehicle miles traveled is the preferred metric for CEQA 
transportation analysis. Increase in vehicular delay or 
LOS at intersections is not considered a transportation 
impact under CEQA. 

I8-4 Please see RTC O2-71.  

I8-5 The comment does not address the adequacy or 
accuracy of the SEIR, and no response is required. 

I8-6 Please see RTCs O2-70 and O2-71.  

I8-7 Please see RTCs O2-70 and O2-71. 

I8-8 Please see RTC O2-73. 

I8-9 Please see RTCs O2-77 and I1-4. 

I8-10 Please see RTC O2-19.  

I8-11 The comment does not raise an issue with the adequacy 
of the environmental impact analysis; therefore, no 
further response is required. 

I8-12 Please refer to SEIR Appendix H.2, the El Camino Real 
Senior Living Transportation Impact Threshold and VMT 
Screening Evaluation, prepared in March 2022. Because 
the comment does not raise an issue with the adequacy 
of the environmental impact analysis, no further 
response is required. 

proposed. 

I want to express the CUMUIA TIVE impact concerns again should this 
proposed facility get apprnved. Adding this prnject in combination w ith the 
other already approved buildings on this mesa has greater imp acts than the 
developer and SEIR are describing. The CUMULATIVE impacts are NOT 
sufficiently addressed or mitigated in the SEIR.. 

It would be umesponsible, reckless, and dangerous if a mw:lll..comprehensive 
traffic study is not performed and evaluated. The devastating safety impacts to 
OUl community from the increased TRAFFIC should this development get 
apprnved, is an accident waiting to happen. 

The SEIR traffic report used "convenient calculations" in order to generate the 
daily trip totals, or I like to say "fuzzy math" was applied here to keep the daily 
trip numbers below the 300 daily trip threshold to avoid a current traffic study. 

I have personally observed and witnessed serval near miss accidents, with both 
cars and bikes, and have nearly been hit by a car while riding my bike on El 
Camino Real. I even witnessed a SUV hit a bicyclist, at the El Camino Real/ 
San Dieguito Road intersection, fortunately the gentleman only suffered 
scrapes and bruises. 

Trnffic issues wd coucern:r 

• The SEIR's traffic study failed to follow the requirements of the City's 
Transportation Study Manual ('"fSM"). The SEIR's analysis imprnperly 
relied on estimated traffic volumes, factored from traffic counts taken in 
20 I 2 for the Church PrnJ ect's traffic study. In doing so, the SEIR violates 
the City 's own transportation study manual which requires new 
transportation data to be collected if the available data is older than two 
years. 

• The SEIR's analysisrelied on imprnperly factored estimates from data 
collected in the winter of 2012, despite the TSM's requirement for traffic 
counts in areas near beaches to be taken during summer months or include 
adjustments to reflect summer conditions. The Prnject site is within the 
coastal zone. 

• The SEIR underestimated the Pm j eel 's trip generation. The SEIR 
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I8-13 Please refer to MR-2, Wildfire Hazards and Evacuation.  

I8-14 The proposed Assisted Living Facility would be 
constructed in accordance with the AR-1-1 zoning, 
including height limits, density limits, and setbacks as 
detailed in Section 3.3.2 of the SEIR. Per Section 5.9, 
visual impacts were concluded to be less than 
significant.  

I8-15 The Assisted Living Facility would be consistent with the 
AR-1-1 zoning, which requires minimum 10-acre lots, 
establishes a maximum structure height of 30 feet, a 
minimum side yard setback of 20 feet, and a minimum 
rear yard setback of 25 feet. The Assisted Living Facility 
would provide greater than the minimum 20-foot 
setback from adjacent properties.  

As discussed in Section 5.9.2 of the SEIR, the AR-1-1 
zone allows the exceedance of the 30-foot structure 
height limit if setbacks beyond the minimum required 
are provided. The project is providing setbacks of 45, 
187.5, 30, and 63.75 feet, which would allow for the 
proposed 40-foot-tall Assisted Living Facility buildings 
per San Diego Municipal Code Section 131.0344. 

I8-16 Please refer to RTC I6-5.  

I8-17 Please refer to MR-1, Land Use and Zoning Consistency.  

I8-18 Chapter 9, Alternatives, describes why alternative 
locations and agricultural uses were unsuitable for the 
project and were not considered in the SEIR. As stated in 

estimated that the Project would generate 234 daily trips. This Project 
would generate 331 daily trips. The SEIR failed to prepare a study of the 
Project's vehicle miles traveled CVMT''), claiming that the Project would 
not meet the required threshold of 300 daily trips. However, since the 
Project would exceed the 300-trip threshold, a \/MT study is necessary 
and required. 

• The SEIR improperly segments analysis of the Project's traffic and 
parking analysis by presenting analysis of only the assisted living fac ii ity 
without the Church Project. Both projects must be analyzed together. 

• The SEIR must analyze and mitigate the Project's stopping sight distance 
at the Church driveway and EI Camino Real, which is nee essary given 
that the driveway's entrance is close to a superelevated horizontal curve 
on El Camino Real on which vehicles travel at high speeds. 

• Mitigation measures to remedy impacts to bicyclists and bicycle facilities 
are necessary given the Project's traffic safety impacts. 

• Vehicle travel for the Project would require unsafe U-turns maneuvers 
involving vehicles and bicycles to merge across several lanes offast
moving traffic. 

• Left-tum and U-turn lane lengths at traffic signals are too short, which 
would result in overflow and rear-end collisions. 

• .An emergency evacuation and service plan is required for the Project, 
which is located in a landlocked parcel. The plan must detail how the 
narrow 24-foot-wide, two-way aisle through the Church parking lot will 
accommodate emergency access vehicles to the Assisted Living Facility. 

There is too much factual information to ignore. All these issues need to be 
considered, addressed, and or mitigated thoroughly and properly, and public 
safety needs to be a priority. Respectfully, the public deserves better. 

Please see meeting notes attached from the 6-14-2023 workshop meeting. This 
meeting was held at the bequest of the Carmel Valley Community Planning 
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CEQA Guidelines Section 15126.6, an EIR need not 
consider every conceivable alternative to a project. The 
range of alternatives evaluated in an EIR is governed by 
the “rule of reason” that requires the EIR set forth only 
those alternatives necessary to permit a reasoned 
choice. Alternatives addressed in the SEIR include the 
No Project/No Build Alternative, the Sensitive Nesting 
Bird Construction Noise Impact Alternative, and the 
Construction Noise Impact Alternative. In developing the 
alternatives addressed in this SEIR, the potential 
alternatives were evaluated in terms of their ability to 
meet the basic objectives of the project, while reducing 
or avoiding the environmental impacts of the project 
identified in Chapter 5, Environmental Analysis, of the 
SEIR. No further analysis is required. 

Additionally, please refer to RTC O2-59 regarding the 
basis of the project objectives and reasonableness of 
range of alternatives. 

I8-19 Alternatives to the project are described in Chapter 9 of 
the SEIR. The comment does not raise an issue with the 
adequacy of the environmental impact analysis. No 
further response is required. 

I8-20 Please refer to MR-1, Land Use and Zoning Consistency. 

I8-21 As discussed in Section 5.4, Biological Resources, the 
City’s LUAGs were analyzed, as required by CEQA. The 
LUAGs were developed to ensure minimization of 
indirect impacts, including developments of the type 
proposed for this project. The SEIR contains a point-by-

Board due to the developer had not consulted with the adjacent neighbors and 
has been designing and developing this facility in a vacuwn. PMB has only met 
with Stallion 's crossing residents 2 times in the last 3 years (one over zoom in 
2020) and a couple weeks ago in-person after being compelled by the CVPB. 
Tue applicants came with a predetermined agenda and items to present without 
engaging in a discussion with the residents. PMB answered all our questions 
with minimal information and has shown no desire to negotiate such as 
redesigning the project, considering alternative layouts, making the project one 
or even two stories high or pushing it back further away from the Stallions 
Crossing property. They are not willing to do a current comprehensive traffic 
study for this development. We are opposing this development as it is 
proposed. We would like it to fit the current landscape and character of this 
community by considering our concerns. 

I want to express my safety concerns for the unfortunate reality of a 
WILDFIRE. As we all know, we live in fire territory in San Diego. This 
location is LANDLOCKED, and falls under a "VERY HIGH" risk zone. 
Consider the evacuation frenzy with 124 seniors should there be a fire. 

It does not make sense to build a 124-bed facility plus staff in this land locked 
area with just one entry and exit that is shared with the 350 seat Church, along 
with the already approved (but not built yet) 500 seat Multi-Purpose Hall, 
Cultural & E due ation Building with Classrooms. and Youth Center with 
Recreational F ac ilit ies. 

Our respected elderly community deserves better! 

Tue DENSITY and MASSING of the planned facility is too large and does not 
fit in our neighborhood. This mesa includes not only the completed Church 
building, but also there are 3 approved additional buildings (not built yet), all 
totaling 51,680 square feet and are being built into 13.4 acres . In comparison, 
the proposed Assisted Living Facility is approximately I 05, 000 square feet and 
is being squeezed into less than 4 acres of land. This means they must build 
densely and TALL. The proposed development just does not fit with the 
neighborhood and would drastically change the overall character of this area. 
Tue visual impact of this monstrosity is obvious. This type of development 
does NOT fit with this area AT ALL. 
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point consistency analysis with the LUAGs and the City’s 
significance thresholds. Based on these standards, the 
project was deemed to have a less-than-significant 
impact on wildlife movement in the project area.  

I8-22 As discussed in Section 5.4, the City’s LUAGs were 
analyzed, as required by CEQA, and no significant 
impacts to wildlife movement and habitat connectivity 
would occur as a result of the project. The non-native, 
disturbed habitats that would be impacted by the 
project area are not composed of Multi-Habitat Planning 
Area lands, where the majority of wildlife movement 
occurs in the region. Connectivity between the lagoon, 
Gonzales Canyon, and San Dieguito River is not 
impacted by the proposed project.  

I8-23 The comment raises concerns over construction noise, 
vibrations, dirt, dust, and debris. Section 5.3, Air Quality, 
of the SEIR addresses the air quality impacts of the 
project. To address dust, dirt, and debris impacts during 
construction, CM-AIR-1 requires the project comply with 
the San Diego Air Pollution Control District’s Rule 55, 
Fugitive Dust Control. This includes watering the site 
during grading activities twice a day and reducing 
vehicle speed on unpaved roads to 15 miles per hour. 

Per Section 5.10, Noise, construction noise impacts 
would be mitigated to less than significant through MM-
NOI-1, which requires the project to include one or 
more of the following measures: administrative controls 
(e.g., reduce operating time of equipment and/or 
prohibit usage of equipment type[s] within certain 

As many of you know (particularly those of you who used to volunteer with the 
Dust Devils Trail), this area is primarily OPEN SPACE, and any construction 
should be appropriately sized to keep with the LOW DENSITY of this area. 

There have been attempts to compare Stallions Crossing (single family homes 
ever a wider acreage) and this project (3-story dense construction in 3.97 acres) 
as being similar. This is like comparing grapes to a WATERMELON, and is 
just NOT comparable. 

I have SAFETY and PRIVACY concerns. Our homes are designed with large 
windows an the back to allow natural lighting and enjoyment of the open space 
around us. If the proposed commercial "motel" type of building is constructed, 
this changes the entire feel of the community, bringing in people from all over, 
which severely compromises the overall safety of the area. We will be looking 
into this building from our bedrooms, where we presently look out to the hills 
in the north. PMB says that they will change the facilities windows that are 
south facing to be frosted and have balconies removed. We appreciate that, but 
that is not sufficient mitigation. What would be sufficient mitigation? As 
suggested at our meeting with PMB, this massive structure needs to be setback 
at least 50ft from the southern border, and the height and density must be 
reduced. I would like to reiterate that safety and privacy concerns are being 
violated by the proposed presently designed direction of this project. 

This is Wl1 development, this is = -development that everyone in the 
community will wander, 'how in the world did this get approved' , if approved. 

There are known NATIVE Alv!ERICAN Indian artifacts in this region (please 
see attached from the Department of Real Estate of the State of California, refer 
to page 8 of 13). We are prohibited from digging more than 6 inches in our 
yards. This is because of the concern that we might disturb Native American 
artifacts. Additionally, the development of our community was shut down and 
restricted to 47 homes because of Archeological architects found in the second 
p,ase of this development. How was it that our community was completely 
denied further development and this inappropriate structure is going to Just 
monitor excavation activities to 'mitigate' any artifacts that are found in 
digging? How is it that this monstrosity can be allowed to dig down 14 feet, 
fur a 3-story building, just a few feet away from our backyards? 

'Mly is PROPOSITION A being ignored? This proposal seeks to allow a 
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distances to the nearest receiving occupied off-site 
property), engineering controls (change equipment 
operating parameters [speed, capacity, etc.] or install 
features or elements that otherwise reduce equipment 
noise emission [e.g., upgrade engine exhaust mufflers]), 
and installation of noise abatement on the site’s 
southern boundary fencing in the form of sound 
blankets having a minimum sound transmission class of 
20 or comparably performing temporary solid barriers. 
Additionally, Section 5.10 concluded that the expected 
construction vibration impacts would be less than 
significant, and no mitigation was required.  

The comment raises concerns over the light pollution of 
the project. As described in Section 5.9, Visual Effects, all 
lighting would be directed downward, shielded, of the 
minimum intensity to ensure adequate illumination and 
safety, and would comply with the City’s Outdoor 
Lighting Regulations. Section 5.9 concluded that due to 
installation of downward-directed and shielded lighting 
fixtures and buffering of adjacent established uses with 
proposed landscaping, the contribution of lighting 
emitted from the Assisted Living Facility would remain 
below a level of significance.  

The comment raises concerns over the views and 
proximity to the adjacent homes. Private views, such as 
those from neighboring properties, are not protected 
under the City’s Significance Determination Thresholds 
or CEQA. 

variance to the City's "Managed Growth Initiative" (also known as Proposition 
A. passed by the voters in 1985). The variance/exception that the Developer is 
seeking is to allow the proposed project with a rarely used 'uncodified CUP 
ordinance". Please note that nursing facilities are PROHIBITED within Prop A 
lands. Given the major conversion of open space (General Plan; NCFUA 
(North County Future Urbanization Area) Framework Plan; MSCP and SDRP 
Concept Plan goals and objectives), a more thorough explanation and 
justification of this action is merited. Significantly, the Developer is attempting 
to process an "Uncodified Conditional Use Permit" amendment to city 
regulations (Council Policies 600-29 and 600-30) in order to exempt this 
development from Proposition A and other open space restrictions. 

We MUST NOT justify the deviation from relevant land use policies regarding 
cpen space preservation, at a cost to the river park and other open space assured 
fur the public, through City-wide ballot measures and City-approved actions, 
policies, and guidelines. This major change in land use to a large commercial 
facility in open space and surrounding low-density residential development 
would significantly impact the character of the area Jlm shpu)dbe a decjsjpp 
1zy the electorate aod should be vnted on by the people not the City Cmwcil 

Why is this project is NOT looking at alternative options, such as redesigning 
1he project. Instead, the applicant is stating that the project must be accepted 
and approved as proposed. The applicant's narrowly written objectives 
(walking distance to adjacent Church, "under-utilized" site) do not allow for a 
reasonable range of alternatives. CEQA requires that project alternatives be 
explored! Project alternatives such as (a) site the facility elsewhere and (b) 
comply with current zoning by building single-family residences. But the 
applicant is opposed to this option. 

Here's my opinion. If the applicant is really concerned about providing for the 
welfare of "disabled" people in the Armenian Church, to provide them a 
facility within "walking distance'" of the Church, why not build 5-6 single 
family residences in this area? Mesh those residences with the presently 
existing homes at Stallions Crossing for look and feel? Of course, that will 
NOT work for them. It will most definitely work if the concern was really 
about our elderly. It most certainly does NOT work for a PROFIT DRIVEN 
organization. 
The project necessitates a long list of exemptions from the City 's adopted 
planning policies and land use codes that govern the site to allow this 
inappropriate high-intensity project. 
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I8-24 This comment is the same as O2-65 through O2-82. 
Please see responses above.  

I8-25 This comment does not raise an issue with the 
adequacy of the environmental impact analysis. No 
further response is required.  

I8-26 This comment is a drawing of the project parcel. No 
further response is required.  

 

The proposed project must the1efore be REDESIGNED to comply with the 
existing zoning and land ordinances. 

SAN DIEGUITO RIVER VALLEY is precious and should preserved. 

The project site is within the San Dieguito River Park Focused Planning Area 
(FPA) and adjacent to the San Dieguito Lagoon and Multiple Habitat Planning 
Area (MHPA) and Gonzales Canyon wildlife corridor. Gonzales Canyon 
connects the San Dieguito Rive,: Valley to the Del Mar Mesa/ Carmel 
Mountain and Los Penasquitos Canyoll Preserve, as well as the Torrey Pines 
State PreseIVe. The project site is highly visible within the San Dieguito Rive,: 
Valley. Unfortunately, this entire mesa adjacent to the MHPA has been 
pe,:mitted to develop in a piecemeal fashion ove,: the past 10 years with little 
regard for the surrounding resources and its regional connectivity. Entire 
campuses with multiple buildings are being pe,:mitted and now this project 
shoehorns a 40-foot tall 124 bed facility on less than 4 acres, completely out of 
characte,: with the surrounding area. 

We are conce,:ned about the impacts of the development on the adjacent 
wildlife corridor including noise, vibrations, human activity, lights, and the 
size/bulk of the project, although it is clearly incompatible with the surrounding 
area. The proposed project as designed fails to adequately conside,: the 
restoratioll of ove,: 200 acres of San Dieguito Lagootl tidal wetland habitat 
immediately to the west of the project site and a critical part of the wildlife 
corridor and regional connectivity. The draft EIR fails to discuss the potential 
impacts that the building mass, combined with othe,: recently constructed 
adjacent buildings, would create in limiting the movement of wildlife through 
this area. 

This project goes AGAINST all these improvements, by building a large 
MONSTROSITY that will block and scare away wildlife from this area. 

POLLUTION Impacts are conce,:ning. The proximity of this MONSTROSITY 
itself is a POLLUTION to our present neighborhood. We all chose to live he,:e 
because of the low-density residential area with open space. The building of 
this structure is going to have a significant impact for ALL, especially those 
living near this development, including wildlife. The construction noise, 
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vibrations, dirt, dust, debris, all disturbing our community for the duration of 
construction. We would not have a quiet, peaceful community anymore. If the 
facility is completed, there will be light pollution from the 24/7 lighting that is 
inevitably going to be present in this construction. I realize that PMB plans to 
mitigate it somehow. I can speak from personal experience of the present 
Church, that any mitigation is not going to be enough, light travels. Noise 
pollution is going to completely change the character of this community. Our 
views of the northern hills and the coast will be completely obstructed with this 
proposed 3-story facility. Again, the proximity being so close and towering 
over the adjacent 2nd story homes will completely take away views, sunlight 
and blue sky. 

Respectfully, 
Matthew Cunningham 
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June 19, 2023 Tom Bmhard ano As oc·ates 
Mr. Doug Carstens 
Carstens. Blad< & Minteer, LLP 
2200 Pacific Coast Highway, Ste. 318 
Hermosa Beach, CA 90254 

SUBJECT: El Camino Real Assisted Living Facll fty Draft Subsequent 
EIR - Transportation ls.suos and Deficiencies 

Dear Mr. Carstens· 

Tom Brohard, P.E., has reviewed the transportation portions of the May 12, 
2023. Draft Subsequent Environmental Impact Report (Draft SEIR) ror the El 
Camino Real Assisted Living Faality Project in the City of San Diego. The 
proposed addition incorporates an assisted living facility Into the St John 
Garabed Armenian Church Project. The Project Description In the Draft SEIR 
states the as.sisted living facility proposes 104 assisted living beds and 20 
memory care beds 

According to the September 15, 2014 Final EIR, the approved church project 
included a 350-seat church, a multi-purpose twc>sto,y hall wrth main assembly 
area to accommodate up to 500 persons, a two-story cultural and education 
facmty with 1 O classrooms for Sunday school, a youth center which includes an 
indoor basketball court. and 175 parking spaces for the Proposed Church 
Project The Draft SEIR ro, the Assisted Living Facility indicates the Chun:h has 
been construded and rt is operational. Current Goog~ Earth photography 
indicates lemporary buikfings are in place for some church operations, and 95 
parking spaces have been constructed (an addibOnal 12 parking spaces exist but 
temporary buildings make these spaces unusable for vehicle parking). 

Sections of the Draft SEIR for the Assisted living Facility which I have 
reviewed include: 

► ES - Executive Summary 
► Chapter 1.0 - Introduction 
► Chapter 3.0 - Project Descrlpbon 
, Chapter 5.8 - Transoonatlon 
:,.. Appendoc H. 1 - Access Analysis (August 2021) 
► Appendoc H.2 - VMT Memo (November 10, 2022) 

I have also reviewed portions or the September 15, 2014 Final EIR ror the St. 
John Garabed Church Project including Chapter 3.0 - Project Description. 
and Chapter 5,8 - Transportation/Circulation and Partung. 

111901,\f-,_ l ' ..... UIW, UQ-u.c+-922JJ-"6t l 
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Mr. Doug Carston• 
El Camino Real Assisted Living Facility Draft SEIR - Transportation ls.sues 
June 19, 2023 

The foll0lMng documents relating to the preparation of transportation studies 
In the City of San Diego have also been reviewed: 

, February 20, 2020 Draft Transportation Study Manual (TSM) 
, June 10, 2020 Draft Transportation Study Manual (TSM) 
, September 19, 2022 Transportation Study Manual (TSM) 

Education and Experience 

Since receiving a Bachelor of Science in Engineering from Duke University In 
Durham, North Carolina in 1969, I have gained over 50 years of professional 
traffic engineering and transportation planning experience I am licensed as a 
Professional Civil Engineer both in Californ ia and Hawaii and as a 
Professional Traffic Engineer In Calrfornia. I formed Tom Brohard and 
Associates in 2000 and have served many diverse communities as the City 
Traffic Engineer and/or the Transportation Planner. Dunng my career in both 
the public and private &ectors, I have reviewed numerous environmental 
documents and traffic studies for various proj8d:s as shown in a brief 
summary of my experience in the enclosed resume, 

Transportation jssues and Oeficlonclos 

The May 12, 2023, the Draft Subsequent Environmental Impact Report (Draft 
SEIR) for the El Camino Real Assisted living Facility Project requires 
revisions to correct several errors and omissions Each of the following 
transportation issues must be fully addressed, analyzed, and revised before 
the Crty of San Diego acts on the Proposed Project: 

1) City's Transportation Study Manual (ISM) Ragulrements Not Followed 

Page 1 of Appendix H,1 Acoess Analysis August 2021 states •Based on the 
Crty of San DN!go's new SB 743-compliant CEQA Slgnlf1CBnce Thresholds for 
Transpartabon implemented via the Crty of San D'8go Transportation Study 
Manual (September 2020) , • 

Draft TSM Reports dated February 20, 2020 and June 1 0, 2020 were issued 
by the City of San Diego, with the current final report dated September 19, 
2022. I couk:I nol find any September 2020 TSM report issued by the City of 
San Diego es referenced in the Access Analysis. 

Each of the three TSM Reparts that I reviewed requires that the City or San 
Diego approve the Protect Information Fotm (PIF), and that the approved PIF 
be included m the Proied's Transportation Study Appendix, The PIF in the 

' 
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Appendix to the Access Analysis does not indicate that the City of San Ooego 
reviewed and approved or required revistOflS. The PIF also was not signed 
and stamped as required by a Regrstered Traffic Engineer in California. 

None of the three City TSM Rel)OrtS indicate traffic counts made on Thursday, 
February 23, 2012. for the St. John Garabed Armenian Church traffic study 
could be factored up to estimate traffic volumes used in analyses of existing 
or future conditions. Instead of factoring , each of the City TSM Reports state: 

► "New transportation data is required if available data Is older than two 
years .. • 

Counts used In the Access Analysis were made in 2012, 11 years ago 

, '"For areas near beaches, counts should be taken during summer months 
(between Memorial Day and Labor Day when schools are 021 in sess10n) 
or should be adjusted to reflect typical summer condnions. ~ 

Counts used in the Access Anatysis were made in the winter in February, 
not during the summe< months. Instead, The City's TSM requires traffic 
volumes to be collected when local traffic volumes are influenced by 
beach traffic. In addnion. traffic to and from the San Diego County Fair at 
the Del Mar Fairgrounds (daily ,n 2023 from June 7 through July 4) °' 
dunng the horseracing season on Thursdays through Sundays at the Del 
Mar Racetrack (in 2023 from July 21 through September 10) should also 
be coosidered. 

► •Any deviation should be discussed with City staff: 

No evidence ,s presented to indtca!e if City staff knew or approved of the 
approach used In the Access Analysis in Appendi• H-1 to factor up 11-
year-ok:I counts 

The Access Analysis fac!Oled up traffic volumes measured In 2012 to forecast 
current traffic volumes and also factored up 2016 forecast traffic volumes to 
establish future volumes for analysis. If the City of San Diego approved of the 
factoring that wa!l dona, than fo,m;il concurrence of th::111 ::11ppro:ach choukt 
have been gNen and shown in Appendix H-1. Without proof of Crty 
concurrence, using factored volumes cannot be relted upon and/or utilized to 
reach engineering deci&ioos in the Access Anatysis. 

2) Trip Generation Foreeaate for Ass isted Lfvlnq Ara Unrealistically Low 

Page 8 of the Access Analysis relteS upan trip generation develcped by the 
City of San Diego prior lo May 2003, more than 20 years ago. Table 3.1 in the 

' 
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Pro,ect Oescopbon in the Draft SEIR provides project bip generation 
forecasts for 87 dweHing units proposed for congregate care and for 20 beds 
for conva~soent/nursing. 

The trip generation rates used for congregate care in the Draft SEIR are 
incorrectly based on dwelling units rather than the number of beds. Page 3-3 
of the Project Description states ~The proposed 105 units would include 87 
assisted llvmg units and 18 memory care units. A total of 124 beds would be 
provided, including 104 assisted hv,ng beds and 20 memory care bods: 

I have calculated weekday daily trips for the proposed pr0f8d based upon 
data published by the Institute of Transportation Engineers (ITE) in their 
September 2021 Trio Generatpon Manual 11 111 Edition- As shown on the 
enclosures, the average weekday trip generation rate per bed for Land Use 
254, Assisted Living, is 2.60 1'1)s per weekday. With 104 asststed Irving beds 
ln the Proposed Project, 270 daily weekday trips will be generated. With 20 
memory care beds in the Proposed Projed, ITE Land Use 620, Nursing 
Home, tS the closest comparable &and use and would generate 3.06 weekday 
daily trips per bed, 61 weekday daily lrips for lhe memory care portion of the 
Proposed ProjecL Using the most recently available data provkted by ITE, the 
Proposed Proiect can be expected to generate 331 weekday daily trips. 

With 331 weekday dally tnps, the Seplembef 19, 2022 City of San Diego 
Transpo<lation Study Manual (TSM) Transportation Analysis Scoping 
Flowchart on Page 12 requires both a Transportation VMT CEQA Anatysis as 
well as a Local Mobility Analysis, with neither of these analyses being 
screened ou1. The Local Mobility Analysis in the Draft SEIR contains many 
errors as indicated throughout this letter, and Appendix H·2 (Transportation 
VMT CEOA) analysis was not conducted according to the City's TSM. 

3) Church and Assisted Uvlng Project Parking Must Be Analyzod Together 

Table 5.8-12 on Page 5.8-11 of the Final EIR for lhe Church provides parking 
rates and peak parking demand individually for the Church, Assembly Hall, 
Church offioes, cultural center classrooms, cultural center office, and youth 
center Wth 500 portable seats and assuming three persons per vehicle for 
ttw. Ass~bly Hall , the ov.nall peak parking demand i& chown QS 165 vohiclee 
on a Saturday afternoon. At the ume time. Table 5.8· 12 shows there wlll be 
no parking demand created by any of the other buildings or uses during 
Saturday afternoons 

It is unreasonable and lUogical to assume that there wfll be no parking 
demand created by any of the other uses during Saturday afternoons. In 
addition, the Sunday parting totals fOf' both the morning and the afternoon ere 
incorrectly added - these should total 12 parking spaces used on Sunday 
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morning and 158 parking spaces used on Sunday afternoon, Furthermore, 
the parking demands have not been accompanied by a schedule showing all 
of the planned events for the approved Church plus auxiliary buildings. 

After correcting the existing errors In Table 5.8-12 to prope~y show the 
parking demand, it must be adjusted to match the schedule of events for each 
of the buildings including the Assembty Hall, Church offices. cultural center 
classrooms, cultural center office, and youth center. Parking calculations for 
the Assisted Living Pro,ect Facility result in the need for 57 parking spaces 
according to Page 3-4 of the SEIR. These spaces, together with lhe 175 
parking spaces requited for the Church Project FElR, result in a total of 232 
required parking spaces for the campus as planned but withoul consideration 
for schedu~ ovet1.aps of the buildings. 

Only 107 parking spaces have been built. and 12 of those parking spaces are 
currentty occupied w,th temporary buOdings (and unusable), The Church 
Project plus the proposed Assisted Living Facility must be evaluated with the 
planned schedules for the iOdrndual building uses to make sure the overall 
peak par1m,g demand will be meL 

4) Church and Ag9l9ted Living Projoct Traffic Must Be Analyzed Together 

The Draft SEIR f0< the Assisted Living Project states the Access Analysis has 
been prepared to rev1ew conditions on El Camino Real at the church 
driveway, an intersedion that was not evaluated in the 2014 Final EIR. This 
driveway provides a single right tum only lane from northbound El Camino 
Real Into the church driveway after a short deceleration lane as well as a 
single nght turn only exit lane from the Church into a single acceleration lane. 

The existing conbnuous rajsed median on El Camino Real requires aJI traffic: 
lo enter the church from the south, with southbound traffic passing the church 
on El Camino Real. malting a u.tum at the traffic signal at Sea Country lane, 
and then traveling nonhbound on El Camino Real to the deceleration lane 
followed by a right tum into the church property. All traffic leaving 1'1e church 
property must always travel northbound on El Camino Real to the traffic 
signal at San Dieguno Road, with traffic heading soul'1 lo the City of San 
Otego after making a u.tum there 

The Church Project approved in 2014 Included a 350-seat church and three 
auxiliary buildings. The Draft SEIR for the Assisted living Project indicates 
that the 350•seat church has been constructed and is operational. In my 
review of Google-Earth photography dated June 2023, I confirmed that 1'1e 
church building has been constructed together with 107 parlcing spaces. 
Three temporary buildings have also been constructed. with ooe of those 
buildings occupying 12 parking spaoet in the parking lot for the church 

' 
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The Transportation/Circulation and Parking chapter of the 2014 Final EIR 
provides limited Information regarding trips and parking, and it lacks the detail 
needed to provide proper analyses of these topk:s. The listing of facilities in 
the Fmal EIR for the Church does not acknowledge that several buildings will 
be in use al lhe same lime (I.e., Church, Sunday School, and children's 
programs) In fact. just the opposite assumptions have been made. 
panicularty in regard to parking at the site where no overlapping attendance 
has been assumed. At thls time. there are no limitations on coocurrent use of 
traffic, parking, and loading/unloading facilities which may dramatically 
over1oad the driveway access as well as the parking facihlies w,thout e\leo 
constdenng the incremental increase in traffic and parking for the Assisted 
Living Facility. 

Details are needed from the Church to evaluate the traffic volumes and 
parking a$$0Ciclled wrth the initial and future construction as well as the 
combined Impacts of the 2014 Final EIR with the Draft SEIR on the access 
driveway and on the adjacent signalized intersections Including these: 

, Current and planned church schedules with gap time between services to 
facilitate reuse of parking stalls 

► Concurrent planned acbvities with church services such as Bible study, 
Sunday sc~. c:hik:lren·s programs, etc 

► Real data to suppon person and vehtCle occupancy for the church 
servK:eS and other activities 

,. Number of drop-offs and pick-ups associated with the start and conclusion 
of regular worship services as well as other regular events 

► Speaal events such as lunches, dmners. and other gatherings, together 
wrth attendance and schedules of these events 

The Access Analysis must be revised to consider these factors for the Church 
as approved in 2014 together wtth the Proposed Assisted Living Project, 

4) lntPCltGUon Analy&H M u11t Bo Raaru11Ivz,st with Both Proj•ctf 

The Acoess Analysis must be expanded to include these additional topte:S and 
to anatyze and mlbgate them using accepted traffic enginooring and 
transportabon planning practices 

!} Stopping Sight Distance • Stopping sight distance at the Church 
driveway and El Camino Real has not been reviewed or analyzed The 
dliveway is located within a northbound downgrade of about 2 percent on 

' 
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the inside of a superetevated horizontal curve between Sea Counby Lane 
and the Church driveway. Adjacent embankments on both sides of the 
dnveway further limit stopping sight distance at this lntersecbOn. 

The 7"' Edition of A Policy on Geomeltic Design of Highways and Streets 
2018 The Green Book published by the American Association or State 
Highway and Transportation Officials (AASHTO) is the defimtive resource 
of stopping sight dsstance. This publication is used by Caltr8ns as well as 
all local jurisdtciions In CahfomJS Traffic engineers and transportahon 
planners understand that StoPping sight distance is based upon the design 
speed of the roadway under review, a ,peed which is typk:alty 10 MPH 
higher than the po5ted speed limit With a posted speed hm,t of 50 MPH, a 
design speed of 60 MPH must be used to evaluate the Church dnveway 
for adequate stopping s,ght distance. Stopping sight distance for a 60 
MPH desagn speed is 570 feet as shown in Table 3-1 on Page 3-4, 
Stopping Sight Distance on Level Roadways, in the Green Book. 

Traffic speeds on northbound El Camino Real are higher than the posted 
50 MPH speed limit for these reasons· 

, Based on roadway elevations avallable from USGS Nabonal Map 
vtewer (https:1/apps.natiooalmaP g9vtvlewer/). northbound El Camino 
Real has a downgrade of about 6 percent between Derby Downs Road 
and Seo Country Road (the roadway elevation decreases by about 120 
feet in the 2,000-foot distance). The roadway downgrade then 
decreases to about 2 percent between Sea Country Road and the 
Church driveway as the roadway ek!vabon decreases by about 30 feet 
in this 1.600.foot distance 

,. The horizontaJ curve on El Camino Real between Sea Country Road 
and the Church driveway is superelevated and banked Ike you wouk.1 
encounter on a vehicle racetrack. This design is commonly used on 
freeways and high•Speed expressways, but is not usually used on City 
streets as it aUoW5 and encourages higher speeds 

► Northbound motonsts on El Camino Real approaching the church 
driveway typica lly exceed the posted 50 MPH ~ limit with thti 
roadway downslope of 6 percen1 transitioning into natter 2 percent pfus 
the superelevation. In one of the current Google Earth ground 18\lel 
photographs, a vehicle speed feedback sign was posiboned in the 
raised median in the horizontal curve to remind motorlsb of their 
speeds, an Indication that the City of San Diego recognized the Issue 
of speeding downhill traffic. However, this temporary speed feedback 
sign will not decrease the speed of northbound vehicles as 8PE!8dst 
tend to increase back to before the feedback sign after 600 feet 
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beyond the sign. Hill warning symbol signs for vehicles and/or 
btcycUsls al the beginning of the downgrade near Derby Downs Road 
should be considered and the wide vehk:Je lanes shoukt be narrowed. 

The 140-fool-long right tum lane constructed as required as a Project 
Design Feature In the 2014 FEIR on northbound El Camino Real for the 
Church drtveway Is not sufficient to provtde proper deceleration out of the 
travel lanes as well es appropriate stopping sight distance for the 60 MPH 
design speed of the roadway. From Google Ear1h ground level 
photography, stopping sight distance of northbound traffic in the outside 
lane of El Camino Real from a driver's eye located 10 feet before the limit 
line on the Church driveway Is about 360 feet. This dtStance equates to a 
speed of 45 MPH for northbound El Camino Real, a dtStance that is 
insufficient for the design speed of 60 MPH as well as for the posted 
speed limit of 50 MPH 

To correct these conditions and to accommodate vehlde/vehicle and 
vehlcielbicycte weaving, the right turn lane must be lengthened to 
accommodate deceteration out of the through travel lanes and the 
embankment on the south side of the Church driveway must be graded 
down and back to provide at least the required 570 feet of stopping sight 
distance at this location. landscaping in the sight distance tnangle must 
also be IITTlited and restncted to no more than 24 Inches in he9ht. 

Extension of the deoeteration areas and transitions Into the left turn lanes 
are required to address conflicting wea'lling movements between vehicles 
and bk:yciists. Wrth the identified improvements, rear-end and side-swipe 
CO,lisions at high Speeds between bM:ydlsts and vehicles can be avoided 

!!l Bicycle Facilities on El Camino Real Should Be Enhanced - The Draft 
SEIR requires that the Assisted Living Pro.feet contain twetve short term 
and four long term bicycle paricing spaces. The residents of this facil,ty WIii 
use bicycles to travel among the buildmgs within the Church site and on 
El Camino Real. I also understand that bicycle riders on El Camino Real 
often travel in groups at moderately high speeds of 35 MPH or more. 
Except where the deceleration a.nd acceleration lanes have been 
constructed ad1acent lo the church, vehtde tri:rivel laN># are vecy wide Ol"I 

both skies of El Camino Real. These 12' to 16' wide vehicle lanes 
encourage excessive vehk:le speeds, parttCUlarty on the downhill grade 
through the horizontal cuNe, To enhance safety for bieycJ,sts. El Camino 
Real should be restnped lo provide Class N protected bicycle lanes with a 
4' or wider painted buffer between the bicycle lanes and the outside 
vehicie travel lanes. 

' 
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g All Vehicle Travel for the Proposed Profect Reguire-S U-Tuma -
Vehicle and bicycle crossings from the Proposed Projecl to southbound El 
Camino Real requ ire entering the northbound accelerabon lane, aossing 
two high speed northbound through lanes, entering the northbound 1en 
turn lane at the traffic signal at San Oieguito Road, and making a U-tum 
with the green arrow. Similarly. southbound vehicle and bicycle traffic on 
El Camino Real fs required to pass the church driveway, merge left across 
rwo high speed through lanes, enter the left turn lane at Sea Counby 
Lane, make a U-tum, and travel northbound to reach the Church driveway. 
Each of these maneuveB requires extreme caution and care, particularty 
under the high speeds that will be encountered in both directions on El 
Camino Real to reach the inside left tum lanes for U-tums. 

91 Left Turn/U-Tum Lane Lonaths at Traffic Signals Aro Too Short - All 
vehides acoessing the church property are required to make a U-tum as 
described above to arrive at or leave the Church. The raised median on El 
Camino Real at San Dieguito Road has a 120-foot-long reveN>e taper that 
then enters into a 150-foot-long U-tum lane. The total distance required 10 
stop from the posted 50 MPH speed limtt is 425 feet which significantly 
exceeds the e>fisling length availabJe 10 slow and StoP before U..furning 
Accepted traffic engineering practice requires that all deoeleration and 
stopping must occur within the left turn/U-tum lane rather than in the 
inside through lane, requ,nng an extension of the left turn/lJ.tum lane of a 
minimum of 275 feet. At the same time, the reverse taper leading into the 
turning lane should also be extended to 150 feet fOf' smoother and safer 
entry at the posted 50 MPH speed limit. Without lengthening the reverse 
taper and the left tum/U-tum lane, vehicles will overflow mto the inside 
through lane, resuftmg in an increase in rear end collisions. 

Similar conditions exist and require correction on El Camino Real at Sea 
Country lane that serves the Stallion's Crossing residentlaJ development. 
The raised median on El Camino Real at Sea Country Lane has a 90-foot
long reve,se taper that enters into a 180-foot.loog U-turn lane. The total 
distance ,equired to stop from the posted 50 MPH speed limit Is 425 feet 
which significantly exceeds the exe&ting length available 10 sk>w and stop 
before U-tummg. Accepted traffic engineering practice requi,es that all 
deceler~tN)n and slopping must occur 'Mthln tM left tum/U-tum lane rnthc, 
than in the inside through Lane, requiring an extension of the left tumllJ.. 
turn lane of a minfflum of 245 feet The reverse taper into the turning lane 
should also be extended lo 150 feet for smoother and safer entry, Without 
lengthening the reverse taper and the left tum/U-turn lane, vehicles will 
overflow into the inslde through lane, resuttlng in an increase in rear end 
collisions. 
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5) Transportation Vehicle Miles Travolod (VMT) CEQA Analyaia Is Required 

Appendix H·2 provides a November 10, 2022 memorandum prepared by CR 
Associates regarding expected vehicle miles traveled (VMTJ by the project. 
Th,s memo and ponions of the SEIR rely on trip generalion of lhe project 
belng tess than 300 trips per day. As discussed above, I believe lhe Assisted 
Living Projeci daity trip generation wiU be at least 331 weekday daily tnps. 

The Transponation Analysis Scoping Flowchan on Page 12 of the September 
19, 2022 City of Son Diego Transponation Study Manual (published and 
effective about 2 months prior to Appendix H-2) requires that a Transportation 
VMT CEQA Analysis be prepared if more than 300 daily trips will be 
generated, As indicated above, lhe El Camino Real Assisted Living Project 
w,ll generate at least 331 weekday daily trips and th;s analysis is required. 
Typicalty, mitigation measures must also be incorporated into the Proposed 
Project to reduce the vehicle miles traveled by at least 15 percent 

6} Emergency Evacuation and Service Plan Is Required 

Legislation has been drafted (S8--571) to require evaluation of emergency 
evacuation end preparaUon of a supponing plan. This is a two-year Senate 
Bill and will be considered next year. VVith the Proposed Project site located in 
an extremefy Mgh fire area subject to high winds, an emergency evacuation 
plan mmt be prepared end monitored for the safety of the residents, guests, 
and employees of the EJ Camino Real Assisted Living Facility 

Details must be provided that demonstrate how the 24-foot-wide. two-way 
atS.le through the parking lot at St John Garabed Armenian Church will 
remain open and availabk! during emergency conchtions, and for paramedics 
and ambulance services at all times to the Assisted living Facility. 

Conclusions 

There are significant deficiencies in the El Camino Real Assisted Living Facility 
Draft SEIR. These omissions and errors summarized and detailed throughout 
this loller require that each of thes.e Issues ;ind ftoms bo reanalyzed end 
reevaluated through add1Uonal study before the Proposed Projed is considered 
further by the City of San Diego. 

If you have questions regarding these comments, p~ase contact me at your 
convenience. 

10 
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Respectfully submitted, 

Tom Brohard and Associates 

7-d.J.J 
Tom Brohard, PE 
Principal 

Enclosures 

, Resume 

► Jrip Generation Manual 11th Edrtion published by lhe Institute or 
Transportation Engi,-rs (ITE). September 2021 - Land Uses 

, A Policy on Geometric Desiga of HKJbways and Streets 2018 The Green 
~ r-i Edition, pubUshed by the American Association of State Highway 
and Transportation Officials {AASHTO)- Tab'8 3-1 
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Licenses: 

Education: 

Experience: 

Tom Brohard, PE 

19751 Professlonal Engineer I California- Ovil, No. 24577 
1977 I Professlonal Engineer I California - Traffic, No. 724 
20061 Professlonal Engineer I Hawaii - Ovil, No. 12321 

1969 I BSE I Civil Engineering I Duke University 

50+ Years 

Memberships: 1977 I Institute of Transportation Engineers- Fellow, Life 
1978 I 0-ange County Traffic Engineers Council - Chair 1982-1983 
1981 I American Public Works Association - Life Member 

Tom is a recognized expert in the field of traffic engineering and transportation planning. His 
background also includes responsibility for leading and managing the delivery of various 
contract services to numerous cities in S)uthern California. 

Tom has extensive experience in providing transportation planning and traffic engineering 
services lo public agencies. In addition to conducting traffic engineering investigations for 
Los Angeles County from 1972 to 1978, he has previously served as City Traffic Engineer in 
the following communities: 

o E!ellflowar ... . . 1997 - 1998 
o E!ell Gardens ........... .............. .............. ... ... . 1982 - 1995 
o Elg Bear Lake . .. ... . ... .2006 - 2015 
o Indio .... ... . .... .. .. .... .... .. .. ..... .... . ... ... .. ... . .2005-2019 
o Huntington Beach 1998- 2004 
o Lawndale ... . . ....... 1973-1978 
o Los Alamitos ..... ...... ..... ..... ... ... ..... ...... ...... .. 1981-1982 
o Oceanside ...... ............ ......... .............. .... ... 1981-1982 
o Paramount .................................................. 1982 - 1988 
o Rancho Palos Verdes ... ..... ... ... ..... ...... ...... .. 1973-1978 
o Rolling Hills .. ........... ........... ...... ........... ........ 1973-1978, 1985-1993 
o Rolling Hills Estates .................................... 1973-1978, 1984-1991 
o ~an Fernando . . . . .. .. . .. . .. .. . .. . .. .. . .. .. . .. . .. . .. . 2D04 - Present 
o San Marcos ...... ...... ...... ..... ... ... ..... ...... ... ... .. 1981 
o Santa Ana ................................................... 1978-1981 
o Westlake Village ......... ......... ............. .... . . 1983-1994 

During these assignments, Tom has supervised City staff and directed other consultants 
including traffic engineers and transportation planners, traffic signal and street lighting 
personnel, and signing, striping, and marking crews. He has secured over $10 million in grant 
funding for various improvements. He has managed and directed many traffic and 
transportation studies and prcjects. 1/\tiile serving these communrries, he has personally 
conducted investigations of hundreds of citizen requests for various traffic control devices. 
Tom has also successfully presented numerous engineering reports at Oty Council, Planning 
Commission, and Traffic Commission meetings in these and other rrunicipalities. 

Tom Brohard and Associates , 
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In his 14 years of service to the City cf Indio, Tom accomplished the following: 

❖ Oversaw preparation and adoption cf the 2008 Orculation Element Update of the 
General Plan including development of Year 2035 buildout traffic volumes, revised 
and simplified arterial roadway cross sections, and reduction in acceptable Level of 
Service criteria under certain conditions. 

❖ Oversaw preparation of fact sheets/design exceptions to reduce shoulder widths on 
Jackson Street and on Monroe Street over 1-1D as well as justifications for p,otected
permissive left turn phasing at 1-10 on-ramps, the first su ch installations in Caltrans 
District 8 in Riverside County; reviewed plans and provided assistance during 
construction of both $2 million projects to install traffic signals and wkJen three of four 
ramps at these two interchanges under Caltrans encroachment permits. 

❖ Reviewed traffic signal, signing, striping, and work area traffic control plans for the 
County's $45million 1-10 Interchange Improvement Project at Jefferson Street. 

❖ Reviewed traffic impact analyses for Project Study Reports evaluating different 
alternatives for buildout improvements cf the 1-10 Interchanges at Jefferson Street, 
Monroe Street, Jackson Street and C-olf Center Parkway. 

❖ Oversaw preparation of plans, specifications, and contract documents and provided 
construction assistance for over 70 traffic signal installations and modfaations 

❖ Reviewed and approved over 2,000 work area traffic control plans as well as signing 
and striping plans for all Oty and developer funded roadway improvement projects. 

❖ Oversaw preparation of a City-,,,;de traffic safety study of conditions at all schools. 

❖ Obtained $47,000 grant from the California Office cf Traffic Safety and impk,mented 
the City's Traffic Collision Database System. Annually reviews 'Top 25" collision 
locations and provides traffic engineering recommendations to reduce collisions. 

❖ Prepared over 1,500 work orders directing Oty forces to install, modify, and/or remove 
traffic signs, pavement and curb markings, and roadway striping . 

❖ Oversaw preparation of engineering and traffic surveys to establish enforceable speed 
Ii mils on over 500 ~ reel seg rnent s. 

❖ Reviewed and approved traffic impact studies for more than 35 major projects and 
spedal events including the annual Coachella and Stagecoach Music Festivals. 

+ Developed and implemented the City's Golf Cart Transportation Program. 

Since forming Tom Brohard and Associates in 2000, Tom has reviewed many traffic impact 
reports and environmental documents for various development projects. He has provided 
expert witness services and also prepared traffic studies for public agencies and private 
rector clients. 

Tom Brohard and Associates , 
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The City of 

SAN DIEGO.) 

Transportation 
Study Manual (TSM) 

DATE: 09/19/2022 

- - , 
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The City of 

SAN DIEGO~ 

No 
,.,ansporutiotr 

VMTCEO-, 
Nl•l)-ldNeed~ 

T•■M90fUtJon VMT 
CEQAANilysJ.s ......... 

Less Than 
s,gnifk:ant 

Sc:...,,JngCriteri• 

=· WT(~ ... __ 
:.~kl--'nc 
~~~~ 
thenJCIOffllyll'tp,J 

~~l'llblc 

~¥S..W.lllrul -l"fctKllhitrtillllskl 
.ner.-.-ln 
mit..i~tVMI -tdr.Mm~«:11"1, __ ..., .............. 

' TSM 

Loc..l Mobl!,tyAn~~J 
Rl!quifl!d 

• Oty st,11' l'llty ~•~ Of t ddll.:i!W ,tucty ~UE!nerb ~ to "-llan. ~ mmplull:,, ltx.t tt.ns.poti.don 

~col"lplex~,oroctwrloail<Dntur~~lMICrfetlltCuurli lltid~ttlf:flcMtNtt. 

12 
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itc: ~___, .................... 

C) 
Trip 
Generation 
Manual 

e 11th Edition • Volume 3 
18-24 

General Urban/Suburban Cont. 

and Rural 

• (Land Uses 000-399) 

• Institute of Transportation Engineers 
September 2021 

1 
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Description 

Land Use: 254 
Assisted Living 

M auisted living complex ls a residential setting lhat pro'tldes ~ither routine gene,el protecttve 
oversight or assistanoe with actMtles necessary fOf lndopcndent living to perBOns wfth mental or 
physical limitations The typlcel resident has dlff1a.1hy mano,ging in an independent llvlng arrangement 
but does not require nurSM1g home care. Its centntll:zed servloas typically include d.iniog. housekeeping, 
social and physical ectivttles. medication administration, and communal transportation. 

The complex commonly provides separate Irving quan@rs fo, each resident Alzheimer's and ALS 
care are commonly otrerl!d al an assisted llv1ng facility. Living quaners for these patients may be 
located separately from the other residents 

Assisted care commonly bridges the gap between Independent r.ving and a nuraing home. In some 
areas or the country, an assisted Jiving residence may be C811cd pcr:sonal care. residential care.°' 
domiciliary e.are. Staff may be available at an assisted care fecllhy 24 hours a day. but skilled medical 
care-which is limited ~ nature-is not required. Congregate c;:are facility (Land Use 253), continuing 
care retirement corrvnunity (land UM! 255), and nursing home (Land Use 620) ate related uses 

Addltlonaf Dala 

The technical appendtees provide supponlng lnformauon on tlme-of-dey distributions for this 
land ur.o The appendicea can be &eoossed through either the ITETrlpGen web app or tfte trip 

generation resource page on the ITC website (~.t.te~.:#.~ :~~~-~~~~~~t!"!~!)U!Pe~~P.~~/J.~!P.: 
~.l)fparkin9.:i~~~!~(.) 

The sites were surveyed in the 1 gsos. the 1990s. the 2000&, and the 201 Os In Conn8Cllcut. New 
Jersey, New YOfk, Oregon, Pennsytvanla, Tennos.see, Texas. and Utah 

Soun::• Numbers 

244,573, S81, 611 , '125,876,877, 912., 1016, 1029 

General UrtNln/Sutlurt>en and Rural (land lMM 000- ffl) us 

' 
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Assisted Living 
(254) 

Vehicle Trfp End• va: BQ 

On a: Weekday 

setting/Location: General UrtNlnlSuburtNm 

Nl.fflblrofSb.ldiel 2 

Avg. Num. ofBeda· l:JS 

Dnc:tlonal Dlatribufion.'. 50% ontoMO, 50% e,dtlng 

Vehicle Trip Generation per Bed 

, ... 1,88 • 4114 

Data Pk>t and Equation 

X 

.. 

OI TrtpGenmauon M1111U,,l l lhEdltfor, •Volume 3 

. 
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itc: ._,..,.,.,,_,_,,,,___ 

0 
Trip 
Generation 
Manual 

0 11th Edition • Volume 4 18-24 
Cont. 

General Urban/Suburban 
and Rural 

• (Land Uses 400-799) 

• Institute of Transportation Engineers 
September 2021 

' 
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Desa-lptlon 

Land Use: 620 
Nursing Home 

A nursing home la • faclhty whoH primary function is to provide care for persons who are unable 
to care f°' themselves. Exampfes Include rest homes, chronic care, and convalescent homes. 
Sil.illed nuraea and nursing aides are pre,ent 24 hours a day at theee shes Residents ohen require 
treatment from a reglslered heatthcare professlonal for ongoing medlcel Issues. A nursing home 
re,ldcnt Is not capable of operating a vehicle. Treffk: Is ~tlrely generated by employees, visitors, 
and deliveries.. Asslstad IMng (land U.se 254) and continuing care retirement community (Land 
Use 255) are related uses. 

Addftlonal Data 

The technical appendices provide aupponlng information on time-of-day distributions for this 
land use. The appendices can be eccused through either the ITETripGen web app or the trip 
generation resource page on the IT£ website (rynps://w~:~~:P.r.Q!tedl!"lcatr~~!?~!?.~!.~~P!~~/trlP.": 
~-~~-·P,B~.i:1.9::i~~~!~(.)-

The average numbera of person trips pet vehicle trip at the three general urban/suburban sites at 
which both person trip and vehicle tnp data we1e collected were as follows: 

• 1,0 di.ring Weekday, Peak Hour of Adjacent Street Traffic; one hour between 7 and 9 a.m. 

• 1 1 during Wool<day. AM Peak Hour of Generato, 

• 1.5 di.ling Weekday, PM Peak Hour of Generator 

The sites were surveyed In the 1980a, the 1990s. the 2000s. and the 2010-s In Alberta (CAN), 
Florida. New Hampshlre. New Jen:ey, New 'fork, Ontario, Canada, and Texas. 

Source Numbers 

436. 502, 598. 73-4, 878, 971,972 

MJ Trip Geniet8lloo Miln!J411 1 lUI Edl11on • Volume 4 

' 
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It 

Nursing Home 
(620) 

Vehlc.lt Trfp Ends vs: Beds 

Ona: WMkday 

s.tttnglloudon: Oeneral Utbanl'SUborbM 

Nt.mber of Studies: 3 
Avg. Nan 01 Beds 1eo 

Olred>onll0l_,50'll_,50'll_ 

V•hlcle Trip Generation per Bed 

~dRatH 

2.1110 - 3.:25 

Data Plot and Equation 

0.33 

a.,,.,, Urban/Suburban and Rural (Landu ... 400- 799) a,a 

' 
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A Policy on • 
Geometric Design of 
Highways and Streets 

2018 
7th l::d,l1CY1 

18-24 
Cont. 

Page 30 of 45 in Comment Letter 18 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-201 October 2024 

3-4 I A Poicyon~ c:.,gn of Higtiways and Streets 

U.S. Customary 

Y' 
d1 = 1.075-

• wbm, 

d1 • bnkingddancc,f't 

Y o dodgo.,,..a,mpb 

" - dculm.tioa ~ frJ,J 

v' 
d11 =0.039; 

wbe:rt: 

"• • bruing distana., m 
Y-dd;gn,,_i.kmlh 

(J-1 ) 

tudies documented 1n the l.itcn.turc (J.9) show th2J most drivus decdcr:a.u: 11.1 • n.tc pa.tu 
than 14 8 ftJwl [4.5 mJsl) when confronrtd with thl: need to 1rop for an unb:pectt:d object in 
tlw: roadway. ApprOJtimatdy 90 ~I of all driven dttdcratt; ilt ntct gra.tct than 11.2 ft4i 
{3.4 mfr). Sud! dcxdcntions arc within the c:lmu's ap.bility to sny within bu or hc:t lane and 
mai.nuun nttring conuol during the bnlting manat\~ Ol'I wet tufflcc:1, lht:ttfott. 11..2 ft/'r (3..4 
mlr] 6i comfurtabk dcttlcntlon for moo dm-m) is rcrommer\C,Jed u thcdccekntion chrqhoJd 
Joi. ckttmiining stopping light d,s~na:. Implicit iJ1 the cboitt of" thb decclertrioo threshold is 

lhc U8C51mCnl dw: most vehicle bruing aptcms and the tirc-pavt.:IDdlt 6k:tion lcvcJs of mo51 

roadways 1tccapableofprovidizta1.dtcc:lcn.tioo nr.ri:.o<arleuc 11.2 fiN[J.◄ mtrJ. The fricriOl'I 
ff'llilabJeoo most wtt pavanent surface,, and the cspabl1het: of molt Y(:hid,e bn.lcing:systfflll can 
pmridc bnking fuc6on that aczcds this deccl.cratioo me. 

T•ble 3-1 Stopptng Sight Di1taince on Leve-I Roadw.,-s 

U.S. Cuatoma.rv Motrk 

"°""" ..... ...... St0f)9ir,g 0..,,, .,,. . ....... .. _ 
,,_, _,..., - ............. ,,_, ·- """""' Sl!fll~ ..... ""'"""' -- c.o. .... 

°"""" 
....... - -- , ........ 

°"""' lfU "" "" .. "" ... .., .., 
15 SS.1 21.6 76.7 .. 20 13.9 ,, 1LS 20 ,. 73.5 , ... 111 ,9 115 JO 20., 103 31.2 JS 
25 91.9 60.0 151 .9 "' .. 27.8 JU ... , 50 
30 110.l .... 196.7 2llO 50 , ... 28.7 .,_, 65 
35 12U 117..6 ""·' 250 .. Cl.7 "' al.O 

" .. 147.0 1'3.b 3006 305 70 ... , ..., 104.9 105 
45 16S.◄ 194.4 359.8 360 .. 55.6 7J.4 12'9.0 130 
50 lal.8 2.40.0 '2J,1 425 .. 62.h "·' 1555 ~ 55 202.1 2'l0.3 492.4 

"' 100 .. ., 114.J 1"-2 18S .. 220.S 3<5.S .... o 570 110 76.5 138.8 215.l 220 . , 23&9 "'5.S .... .. , 120 '" 165.2 248.6 250 
70 257.l 470.3 ,.,, .. 730 130 90.4 193.& '"'·' 2IS 
7S 275.6 539.9 !15.5 820 140 973 224.8 322.1 325 .. ,.. .. 614.,3 .... , 

"' 85 313.5 693.5 1007.0 1010 
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Departmem of Real £state 
of the 

State of Ca/ifor11ia 

/,r dif1'111atto-of1ltr. appl,a,tHmef 

CRV STAUIONS CROSSING, L.P., 
A CALIFORNIA LIMITED PARTNERSHIP 

Tl IE VlLLAS AT STALLIONS CllOSSI!'.G, 
MAP NO 14299 
"'VILLAS AT STALUO~S CROSSING" - PHASE• 
SAN OIEOOCOUhTY, CAUFORNlA 

PI..ANNED OEVELOPME ·T 
FINAL S\JODIVIS10:< PUBUC RF.PORT 

FIL£ NO, l07139LA-FOO 

ISSUED: JULY OJ, 2002 

EXPIR£S: JULY 02, 2007 

PAULA REDDISH Zoo,;O(AM( 

Real Eftm Conmiaioner 

CONSUMER INFORMATION 

❖ Thlr rt port is no, 1 recommtodatlon or endorsement ur1 heHbdi.-ision ; it ls lnrorma1i.-e 0011, 

')- Buyer or h:uec mUM 1ign 1hal (s)ht has r«:e.l,e.d 111 nd re11d lh iJ reporl. 

,) A copy of thi.l S\lbd1v11100 public rcpon along with• iUh?ll'ltnt •dvbm1 th.al • cop)' of lhe puhllc repon may be 
ob11md from lhe o..,ncr, 1ubdl\rlder. or •sent 11 any time, upon oral or wrtt~o reque11, m1o111 be- potted io a 
con1picuou1 place at 1t1y omce where ulc1 or lcurs or offcn 10 stll or lc:.,e mterens in 1h11 1ubdiv11ioo 11e 
rcgululy rrtade. {Ref,rcnce Biuintu a11d l'rofos/oltJ (B • f) Code StcliOfl //018.J(b)J 

Tins rl!pon eJtpire1 on tht da1t mo....-n above All matnial d11ngea mUJt bt reported 10 the Depanmcnt or Rut EsuLt. 
(Refer 10 Sus/011 11011 of the /Jlt.P Cod,; 011.d Chap1u 6, 11111 JO of th1 Califumio Administrative Cou, R•rulolion 
1&00.} SorM m1te11al cbangu may require ameMmcnt or the Public Report; which ArMndmcnt mu11 be obtained ud 
used in lieu oflhls rtpon. 

Sectio11 lltlO or lhc California Governmen1 Code pr0Yidc1 lbat the pm:tkc of dllcrirrtin111ion in bou1ing accom.mo
cbtiom oo the basls of race, color, relisioo, IC'J., marital status, n:uionaJ ou1U1, physical baudicap or anc:au-y, b 1.J.lit111 
publk policy. 

Vader Scctloo l2S.6 or 1hc B&P Cooc, California rca.J atatt ll«nsce, are 1ubJcc1 to disciplinary ac:lioo by the: Real 
Estllt Cornminioner ir they di5crimlna.te or make: any d1S1inction or reatriction in nc,gotiatln1 tht 11le or lcaac of real 
pro~rty bcuusc of the race, color, su, re:Ji1i011, aoccmy, n1.1lonal orla;iri. or p,hylieal hanodic1p or cbc- clicnL If any 
prospecdve buyCJ or lcuce bclievca that I lk.en1ec 11 au.Jlty of r~b conduct, (l)hc mould tontxt lhe Dcpa,tment of 
RcalEatate. 

Rtad lht tnlin rrport on lhtfollowint JIOlfl k,fort contracting lo buJarltast an lnltrtSl In thU subdfrWan . 

RE61S(Rev. 12199) 
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COMMON INTEREST DEVELOPMENT 

GENERAL INFORMATION 

Common Interest Development 

The project desuibed in the atucht-d Subd1vlJl011 Pubhc 
Report Is known IS • comm011•intcres1 de~·clopmen1 Read 
the Publlc RcJ>Qn c:arcfolly fOJ more information 1boti1 the 
lypc of dc~lopmcnt, The development includci common 
:ucu and facihtlH 'A hkh will be 01inicd and/or operated by 
l1I owner's 1S1ociation. Pu1chHe of I loc or unit 
1utom1tially m1itlc1 and obligatts )'OU as • member of the 
usoclahon and, in most cue,. includu a bencflcial interest 
in the arcu and f1c1 li11cs. Since mcmbcnhtp 1n lhc 
aa:sodation b mandatory, you Ulould be 111t-■rc oftbc 
follo..,..in1 information before yau purchase: 

Governing Instruments 

Your owncr1hip in '1111 dcnJopment and )'OUr tighu an.d 
rcmedic1 Ha member of its auoc:iation will be cot11toll~ by 
COYtrnlng ln.t.trurrumts which icnenilly include I Decluauon 
of Restric1ion.s (also l.nown u CC&.R"s) Artidt.1 of 
lnc~tion (or u.socla!loa) and bylaws. The provisio111 of 
these document.I uc in1crtdcd 10 be. arid in most cun ue, 
cnforc.able in a court of l1w Srudy these documenu 
card\111)' bcfort cntcrina into I conu.ct to purchue a 
subcliYision lnterHt. 

Assessments 

In order to proYid.e fl.ands for opn1t1on 11nd m11n1cn.1occ of 
the COfflm(NI fac:ilitk.i. the auocurion wlll i.vy UHJSfflet!lt 

•pinn )'0111 lot Or umt. If you arc dttinquen1 io the pa)·ment 
of' ti.sJeUmenu, the associ11ion may enforce payment Chtouch 
coun proc.eeduta,i oe your lot 01 um! may be licned aod sold 
thioust, the ucrciK of a po...,u of' nit. TIie 1ntk1p,11cd 
income and upciue1 of the UM1C-iaoon, including tht 
amo,unt thll you m■)' expect 10 pay through 1.$.StsSmcnu. arc 
oudintd ln the proposed bud1et. A1k to 1« 1 c.opy of the 
bud&et ifthesubdt,..[der luis not 1lnady made i1 aY1il1blc for 
your examinltion 

Common Faellltles 

A homeowner associauon pro,..ldu a vehicle ror 1hc 
ownership and HC of recreationaJ and other common 
facilitlu which were dC5iJned lo Attract you to buy in 1h11 
deYcloptnenL The u1oci•tion •llo p,o.,Jcks a muns to 
acc:ompllsh 1rchhec1ur1I control and to provide a but: for 
homeowner inunction on a variety of iuuu. The purchucr 
of 1tn interc,1 in a common•intcrcst dnclopmcot 1hoald 
con1empl11c actiYc par1icip11ion In the 1ff11rs or 1he 
1uod11ion He or 1hc 1hould be willing 10 serve on the baud 
of dircctOJS Or on commiUeca created by tbc board. In 1h0s'I, 
~they" in a tGmmon inlcrut dc.vclopmcnt is "you". 

De~ of Rell f.1111tc- RE646(Rcv. 1197) 

Unlcu y0111crvc •••member of lhc so~·cmioc board or on 
a comm in«: appointtd by the board, Y'O'lr conuol oflbr 
opcntlon of the common area..s •nd facilhle1 l1 llmhed 10 
your YOle as a member ofthe auocialiOft. There vc accions 
th11 c1n be W:en by the go'ternlng body without a vote of 
the mtcinbtn of' 1M wociation wbKb un ha~c 1 
s11nifiu.n1 1m119ct upon lhc q11,1Jity of life for UIOCi■tion 
mcmbcn. 

Subdivider Control 

Un11I there 11 • 1u1Tidcol number of purchasru of lot1 or 
untlJ In a eommoa inter« I dtvclopmtcnt to eltcct a rnajotlly 
of the govcrnln,g body, It Is like ly thal lhc 1ubdivldtt wlll 
cffecuvcly cor11rol the affairs or the auoci1tion. II is 
frequently nccc.uuy and equitable tlw die l\lbdivider do 
10 d1.1Tin1 the euty 1tag" of dcvclopn'lut. II i1 ,..illlly 
Important 10 the ownen of individual subd1vbion intctulJ 
that lhe: 1ran11tion from subdi,..idcr to rcaiden1-owner 
control be accompllshed in an onkrly manner aod ID a 
spirit of ~ration. 

Cooperative Uving 

When cot1tcmpla1101 tht purch"c of a dwellin1 In a 
c:cmmon in1c.rc.51 development. you should considet rac:.tors 
bq,ond 1hc 111nc1ivencss of the dwc lliDI units d,cmselvc,. 
Study the aoverninJ lnsuumcnls ind give careful thoaJhc 
10 whether yow will bt 1blt to ui~ happily in an 
atmosphere of coopttatl'te livlft£ ""h.cre the interests of the 
aroup must be taken into ■ccoont as "'ell as 1h.c intucsu of 
lht lndiv1dwil. Remember 1h11 mmagin1 a Cbmmon 
interest development Is ~ery much like covemin_g a ,mall 
c:ommu.ni1y the management can le'rve you well, bin 
)OIi will h1Ye 10 work for i11111CCen. (B&P Code Scttioo 
11011. l(e)) 

Informational Brochure 
Th.e Deparune:nt of Re:11 Estate publi1M1 the Comm(J" 
lntt,~n Dat.lop,,unt Br•durr«. TIie lnform 1111or; c:ont1incd 
In th11 broc lL 111e pl'Ov1dcs I bfier overview of lhc rl.ghts, 
duties and rcsp0111ibiliti6 or both 1woda11on1 and 
Individual ov,--nerJ In common lntcrcsl devclopmcnu. To 
obtain• free c:opy oft hi1 brochure. pleue stnd your 
rcquci110; 

Bool:Clrrdtts 
Dcpartmelll ofRtal Es111e 
PO Box 117006 
SacramffllO,CA t.sllJ.7006 

MOE 20FJ3 FILEN0.107ll91..A•FOO 
' 
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SPECIAi z:mu;s 

TIIlS REPORT COVERS ONLY RESIDENTIAL LOTS I THRO GH 15 AND CO:MlvfON 
AREA LOTS A. B, C, D, E, F ANO G OF MAP NO. 14299. 

IF YOU HAVE RECEIVED A PREUMINARY PUBLIC REfORT FOR nus SUBDIVISION, 
YOU AR£ ADVISED TO CAREFULLY READ TlilS FINM. PUDLIC REPORT SINCE IT 
CONTAINS INFORMATION 11-IAT IS MOR..E CURRENT AND PROBABLY DIFFERENT 
THAN THAT (NCLUDED IN THE PRELIMINARY REPORT. 

THE RESIDENTIAL WT YOU ARE PURCHASING IS SITU A TED IN A PROJECT 
KNOWN AS "STALLJONS CROSSING" ("'STALLIO S CROSSING" OR ''PROJECr') 
WHICH IS BElNG 01:!VELOPED BY CRY STALLION CROSSINGS, L,P,, A CALIFOR.Nl.A 
LIMITED PARTh1£RSHIP ( .. DEVELOPER-). 

THIS PROJECT IS A COrvcMON-INTEREST SUBDlVISION OF THE TYPE REFERRED TO 
AS A PLANNED DEVELOPMEITT. IT L'ICLUDES COMMON AREAS, AND COMMON 
AMENITIES WHICH WILL BE ~WNTAINED BY AN INCORPORATED OWNERS 
ASSOCIATION, STALLIONS CROSSING HOMEOWNERS ASSOCIATION 
r'ASSOCIATION"), THE ASSOCIATION HAS BEEN FORMED PURSUANT TO THE 
TERMS ANO PROVJSIONS OF THE DECLARA TlON OF COVENANTS, CONDmo s 
AND RESTRJCTIONS OF STALLIONS CROSSING ("DECLARATION-) RECORDED IN 
TI-I E OFFICIAL RECORDS OF SAN DIEGO CO iY. StALLIONS CROSSING IS ALSO 
GOVERNED AND ORGANIZED PURSUANT TO 1llE SYLAWS OF STALLIONS 
CROSSING HOMEOWNERS ASSOCIATION ("BYLAWS'') AND TI-IE. ARTICLES OF 
INCORPORATION ("ARTICLES"}. 

PURCBASERS OF RESIDENTIAL I.OTS Wmt!N STM.LIONS CROSSING WILL BE 
ME.\1BE:RS OF TI-IE ASSOCIATION AND SUBJECT TO ITS ASSESSMENT'S IN 
ACCORDANCE WITH n-n;: PROVI IONS OF lliE DECLARATION, IN ADDmON, 'rHE 
ASSOCIATION HAS THE RIGHT TO PROMULGATE ARCHITECIURAL OlflDELINFS 
("ARCHITECTURAL GUIOELINES'? AND RULES AND REGULATIONS ("RULES AND 
REGULA T!ONS-) FURTilER GOVERNING TIIE OWNERS wrmlN ST ALLIO NS 
CROSSlNG (HEREIN TI-IE DECLARATION, BYLAWS, ARTICLES AND ANY RULES 
AND REGULATIONS ANO ARCHITECTURAL GUIDELINES PROMULGATED BY TilE 
ASSOCIATION AR£ REFERRED TO AS THE "GOVERNING DOCUMENTS"), YOU 
SHOULD REVIEW EACH OF THE GOVERNING DOCUMENTS CAREf\JLI. Y. 

TI-IE ASSOCIATION HAS THE RJCHT TO LEVY ASSESSMENTS AGAINST YOU FOR 
MAINTENANCE OF IBE COMMON AREAS, AMENITIES AND FACILITIES, AND 
OTIIER PURPOSES. YOUR CO:t,,"'TRQI,,. OF OPERATIONS AND EXPENSES IS LIMJTEO 
TO 11 IE RIGHT OF YOUR EL.ECTE.O REPRESENTATIVES TO VO'lc ON CERT A1N 
PROVISIONS AT MEETINGS. 

SINCE 11-IE COMMO, AREA IMPROVEMENTS, AMENTTIES AND FACILITIES WILL BE 
MAINTAINED BY THE ASSOCIATION, ITIS ESSENTIAL ll!ATTHIS ASSOCIATION DE 
FORMED EA.RLY AND PROPERLY. 11-IE ASSOCIATION MUST HOLD TI-IE FIRST 
MEMBERSHJP MEETO,rG AN'D ELECTION OF TIIE ASSOCIATION'S GOVERNING 
BODY wrnIIN S[X MONTIIS AFfER TI-IE CLOSING OF nrn SALE OF 11-IE FIRST 
SUBDIVISION lNTE.RJ!ST UNDER lliE FIRST PUBLIC REPORT FOR TIIE 
SUBDIVISION. HOWEVl!R, IN NO EVENT SHAU TIIE. MEETING BE HELD LATER 
lliAN SIX MONTHS AFTER THE CLOSING OF THE SALE OF THE FIRST SUBDrvlSION 
INTEREST, (REGULATIONS 2792.17 AND 2792.19) IB.E. ASSOClATION MUST ALSO 
rREPARE AND DISTRIBUTE TO ALL HOM"EOWNERS A 8ALANCE SHEET AND 
INCOME STATEMENT. 
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11fE DEVELOPER MUST PAY ASSESSMENTS TO THE ASSOCLATION FOR ALL 
UNSOLD RESIDENTIAL LOT'S IN THIS PHASE. THE PAYMENTS MUST COMMENCl! 
0~ TIIE FIRST DAY OF n1E MON'JH AFTER DEVELOPER CONVEYS THE FIRST 
SUBDfVlSIO INT£R.EST IN THJS PHASE. (REGULATIONS 2792.9 AND 2792 ,16.) 

TI!E DEVELOPER MUST MAINTAIN AND DELIVER TO TiiE ASSOCIATION TI!E 
SPECIFIC RECORDS AND MATERIALS LISTED IN REAL ESTATE COMMISSIONER'S 
REGULATION 2792 2) WITIIIN nm STATED TIME PERJOD. TiiESE RECORDS AND 
MATERIALS DDIBCTI. Y AFFECT TI:{E ABWTY OF THE ASSOClA TION TO PERFORM 
ITS DUTIES AND RESPONSIBILITIES. (REFER TO SECT!O I 1018.5 OF 1l!E BUSINESS 
AND PROFESSIONS CODE AND SECTION ll63 OF111E CIVIL CODE.) 

THE DEVELOPER MUST PROVIDE YOU wm, A COPY OF TIIE ARTICI.ES OF 
IKCORJ'O.,..TION, BYLAWS, AND DECLARATION PRJOR TO CLOSE OF ESCROW. 
111ESE DOCUMENTS CONTAIN 1''\JMEROUS MATERIAL PROVISIONS 1llAT 
SUBSTANTIALLY AFFECT AND CONTROL YOUR RIGHTS, PRMLEGES, USE. 
OBLIGATIONS, AND COSTS OF MAINTENANCE AND OPE._.. TION. YOU SHOULD 
READ AND UNDERSTAND 1HESE DOCUMBn'S DEFORE YOU OBLIGATE YOURSELF 
TO PURCHASE A RESIDEJ\'TlAL LOT. (SECTION 11018.6 OF 1llE BUSINESS AND 
PROFESSIONS CODE). 

1l!E DEVELOPER STATED HE OR SHE WILL FUR1'1 H TIIE ClJRRE1''T BOARD OF 
OFFlCERS OF THE ASSOCIATIOK M'D EACH INDIVIDUAL PURCHASER wm1 1llE 
DEPARTh1ENTOF REAL ESTATE REVIEWED ASSOClATIO BUDGET. 

DEVELOPER ESTlMA TES ALL COMMON AREA 1?-iPROVEMENfS AND AMENITIES lN 
THIS PHASE WLLL BECOM.PU:.TED BY APPROXIMATELY JANUARY 2003. 

NO ESCROWS WILL CLOSE UNllL ALL COMMON AREA IMPROVEMF.NTS, 
AMENITJ£S, I..AJ",_lJSCAPINO AND RESIDEl'lllAL LOTS IN TH.JS PHASE HA VE BEEN 
COMPLETED ANO A NOTICE OF COMPLETION HAS BEEN FILED AND ALL CLAlM 
OF LIENS HAS EXPIRED. OR A TITLE POLICY lSSUED TO EACH PURCHASER 
CONTAfNING AN E,'100RSEM.ENT AGAINST ALL CLAIMS OF LIENS. (SECTION 
110 18..S Qt,' nlE BUSINESS AND PROFESSIONS CODE). 

THE DEVELOPER HAS INDJCA TED THAT HE OR SHE INTENDS TO ELL ALL OF rnE 
RESIDENTIAL LD'TS IN 1l!IS PROJECT; HOWEVER, ANY OWNER. INCLUOIKG THE 
DEVELOPER. HAS A LEO AL RIGHT TO RENT OR LEASE 1l!E RESIDENTIAL LOTS. 

IF YOU PURCHASE FIVE OR MORE RESIDENTIAL LOTS FROM THE DEVELOPER, 
1llE DEVELOPER IS REQUIRED TO OTIFY THE REAL EST A TE COMMISSIONER OF 
1llE SALE. IF YOU INTEND TO SELL YOUR INTERESTS OR LEASE THEM FOR 
TERMS LONGER '!'HAN ONE YEAR, YOU ARE REQUIRED TO OBTALN AN AMENDED 
SUBDIVISION PUBLIC REPORT BEFORE YOU CAN OFFER THE INTERESTS FOR SALB 
OR LEASE. 

~ WHEN YOU SELL YOUR RESIDENTIAL LOT TO S011EONE ELSE, YOU 
MUST OIVE 111AT PERSON A COPY OF THE DECI.AJlATION, ARTICLES, BYLAWS 
ANO A TRUE STATEM£NT CONCERNING ANY DELINQl/ENT ASSESSMENTS, 
PENALTIES, ATTORNEYS' FEES OR OTHER CHARGES, PROVIDED BY 1llE 
DECLARATION OR 01l!ER MANAGEMENT DOCUMENTS ON THE RESIDENTIAL LOT 
AS OFTIIEDATETHESTATEMEN'f WAS ISSUED. 
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llilIE; IF YOU FOROET TO 00 IBIS, rr MAY COST YOU A PENALTY OF 
SS00.00 - PLUS ATTORNEY'S FEES ANO DAMAGES (SEE aYIL CODE 
SECTION 1368) 

TH£ DEVELOPER MUST MAKE A VAlLABLE TO YOU COPffiS OF ASSOC'IA TION GOVERNING 
INSTRUMENTS. A STATEMENT CONCERNL'lG Ai."1' DELINQUENT ASSESSMENTS AND 
RELATED CHARGES AS PROVIDED BY THE GOVERNING lNSTRUMENTS ANO. lF 
A VAil.ABLE, CURREt-rr FINANCIAL AND RELA TEO STATEMEN'l'S (SEE BUSINESS AND 
PROFESSIONS CODE SECTION 11018.6). 

NOlWffilSTANOINO ANY PROVISION IN TIU: PURCHASE CONTRACT TO TIIB CONTRARY, 
A PROSPECTIVE BUYER HAS 1llE RIGHT TO NEGOTIATE wrm 1llE DEVELOPER TO 
ALLOW AN INSPECTION Of Tll.E PROPERTY BY TIIB BUYER OR THE BUYER'S DES IGNEE 
UNDF.R TERMS MlJTIJALL Y AGREEABLE TO TH£ PROSPEcnVB BUY£R .M'D OEVEl,..OPER. 

INTERF:S[S TO PE CONVEYED 

You will rtttive fee 11tle to a 51>cc1fied RC:1.idcntial Loe l()gtthcr with • mc:mbcnhi-p 1n 1hc: "StalhOJU1 
Crossing Homeownttt Auocuu1on• and nghta to U$C 1hr common aru. 

LOCATION ANP SIZE 

TI111 $Ubcbv111on u1 located :11 Dtl Mar Heights Road and Via Dt La Va.Ile wsttun the city limits of SID 
Die&<>, ~vc purchasers should 1eqw11nt themselves with the lrinds of city ffl'VJCCS aw.ilable. 

This is the founh phase which coru:t.ns of approx1m1tc.ly S.99 acres divided mto IS R.cs1dcnti.al Lots, each 
with an attached 2 or 3 car ;an~ 

MAlNJtNANCT MD 0l'[RATI01'(A,I W IP~5E5 

The subdivider has aibmiued a budget ror Che mamaement, maimenanc:e llnd oper■Iion or the CCJrmnoo 

areas and for 100,-icnn rtSCl'\"CI. This budgt:1 Wilt fCYiev,,'Cd by the Oepartmem of Real Esiate in AUJUSI, 
2001. You ~Id obtain a cq,y of this bud;_et from the .subdMder. Under chis budget, cbe monthly 
a..~smem tga.inst each wbdtvision imcresi will be $122.00 of which $23,88 is• mombly conml:Jutioo IO 
loog- lcrm re~ and is not to pay for current mama.emenc, maintenanec and opcratins expenses, 

1lic utihty rates used for the cakulations within Ibis budge! arc ba.sed on informatioo •vailablt aJ Che 
time of lbe budget review date (as shown abovt). Increases in rc,ulu assetsmcnt.1 or spcc.ial 
usesamcms may be required u a meuurc to provide adequuc funds 10 compensate for PQCC:mial utility 
rate increases. Purchasers should be awue of the possible afTcct these increa,es may have oo their 
homeowner a55ewnen1s. 

lf THE BUDGET FVRNJSHEO TO YOU BY TI-IB DEVELOPER SHOWS A MONTI-TLY 
ASSESSMENT FIGURE WHICH IS AT LEAST 20% MORE OR AT LEAST 10% LESS 
TI:lAN TI-LE ASSESSMENT A.MOUN']" SHOWN IN THIS PUBLIC REPORT, YOU SHOULD 
CONTACT lliE DEPARTMENT OF Rl!AL ESTATE BEFORE EITTEIUNO INTO AN 
AOREEMh'NT TO PURCHASE. 

The A1soc:1at1on may incrnsc or decrust uscssmrnl.l at any time m accotdance with the proccdUtt 
prescribed in the Dor:lan1ion Of Bylaws, ln considering the advisability or• dcacasc or a smaller 
iooJUSC, 1n 1$$CSSmc:nts, care .should be takc:n nor to eliminate amounts attributable to reserves for 
replaccmcm or maJor maintenance. 
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ll!E BUDOET INFORMATION INCWDED IN llllS PUBLIC REPORT IS APPLICABLE 
AS Of TIIE DATE OF BUDGET REVIEW AS SHOWN ABOVE. EXPENSES OF 
OPERATION ARE DlFFICUL T TO PR.FDICT AND EVES IF ACCURATELY ES11MA TED 
rNITlAUY, MOST EXPENSES INCREASE Wtnl TitE AGE OF FACILITIES AND WITT{ 
INCREASES INTIIECDSTOF LIVING. 

Monlhly uxssmc:nts will commmcc on all Res1dtnbal Lots m this phuc on the first cby of lhe month 
following I.he conveyance oflht fin:l ll.lbdl't'ISl0n mtcn::st. 

1be mncdici 1V1Jlabk to the Assoc1a1ion aptnSl Owncn who arc delinquent in the. payment of 
asscsmn:nts att set forth 111 the Dccla.ni.tion. These remedies &Jc an1labk: agllULSl lhe De\"Cloper as well as 
lptnst other Owncn. 

The. De,'Clopa has posted • boad u panial secunty for hi$ obliaation IO pay thcac asscasmmts. Thr 
JOvtmmg body of the Aaocaauon should aaurc itself that tht De\<t)optr has 11t1sftcd these obhgauons 
to the JUSCK:11t1on with ~ to the pa~t of tiSn$fflCf'IU btfOl't IIJttinl 10 I r¢Jcuc or CXOl'IC'r&Uon 
ofthctteun1y, 

Eucmmu for u11htic5, dramaic and other purposc.s arc &hov.'11 on the Title Rq,on and Subdivision Map 
recorded in lhc Office of the San Dicao County Recorder. as Map No. 14299. 

RF.b7'RICTIONS 

ThlJ 1Wxhvmon is subJtcl to the Dccl1111uon record~ m the Office o(thc San Dieao County Recorder, 
on January 10, 2002 as File: No, 2002-0024402 and 10 a Supplementary Declaration rcc<>fded June 25, 
2002 u Document No. 2002.()$34212. 

The Dcclarauon contains numerous provisions rel11mg lo your use and occupancy of)'our Raidcntial Lot 
mcludmg wuhout }mutation. Pf0V11ions which gl\'C lhe Board the nght to ~view and approve of all 
tmprovemmts constNCtcd by an Owner. 11,e Oeclant1<:m al.so contains numerous use ratnction,, YO\I 
should ~full)' review an of lht: ttnm tnd proVISions m lhc Govmung Documents includma 1hc 
Deelamion. 

FOR INFORMATION AS TO YOUR OBLIGA 110 S AND RJGIITS, YOU SHOULD READ 
11-IE DECURA TION. TIIE DEVELOPER MUST r,.tAKE IT AV ADJJ3LE TO YOU. 

U~£S, 7,0i\JNG ANll HAZARDS 

The Deve]Optr adV1sc1 the followms uist wathm or near this subdivision: 

Pl'QJ)Cr1Y loc:atcd north or llus proJcct ia zoned civic (church). 

Property located cast of th1S proJect is zoned 1g.ncultutal. 

Property located west of thu proJcCt is zoned fa.rm. 

A~ located appro:umatcly I nulc north of this project, is u~ a.s a polo field u well as a mcccr 
field. At a n:sult, yow- Rcstdcncc may be .subjec1 to noi.sc, b&hMa, traffic and n,cs and odon from the 
horses. 
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Ths; f■ lrh•nk..- Ranch Coun1rv C1ub 1.1 located appro:xunatcly 2 m1lc(1) cl.SI or thLS project and u a 
ttSUh, )'Our Rcsicknce may be rubJcct 10 grc:ucr levels of noise, lighting and traffic. Nctthc:r Ocvtloptr 
not the A.ssoctabon fg,ve any control O\'Cf the opcn1100 oflhe Fairbanki Ranch CountryOub. 

The San QirvuitO Bh·rc 11 located approimnatcly I mile northwest of this proJcct. By living in $LICh 
clo.c prox1m.iry to the San Dleg\1110 RI~ you and your Rcudence m3Y be 1ubJec"1 lo greater levels of 
mold, mildew, odors and Nstmg of wrought iron fencing: or other iron type fixtuJCI, 

The ln1en:1a1c ~ 11 an lane freeway located d~ly west appro11mau:Jy I mile, ~ 1-S freeway i, 
planned lo be w,dcncd and unpKts of WJdcnmg may affect the ProjccL The l•.5 frttW'ily is a major 
(rttway tha1 may create noise, odor, polluuon and din that could affect tht Project 2.C hOUls a day. 

Adjac.nt (,.a nd lftt1: De1ttloper ITlllkcs no reprcsmtanon about fu1UrC land \l.9CI on any adJacmt or 
nearby properties. Because iencr•I and Spcci(JC. pl.ans and zoning arc subJccl 10 chana,cs, we cncoun.ge 
you 10 check with !ht: Plannina Ocpanm,:nt or any other appropn.ate Cuy department rq.ardma prupo&ed 
land use. 1llerc may be constNCtton activity in the VJcm1ty of the PruJccl and lhat as I result. thct-e may 
be nouc, constructlon tn1ffic and dust and other surular musances, 

'The Pro,ect 11 also IOC1tcd within the ovcrf11gh1 panem for ho1 air h1111loo11~ dq,artmg from the Del Mat 
area, At • rcsuh. the: ProJcct may be 1ubjcc:1 10 noise and other difflltbances rcsultin.a therefrom. 

MCAS Mir11 m11r, The ProJcct 11 located in the Y1cinity of MCAS Mnamu (formerly known u P..aval 
lur Sta1100 (NAS) Miramar), an CX1S1..Lng: arrpon currently opc:tatcd as I naval And marine factltty. 

'The PrOJcci u; under the Juhan OC'parturc CorridQr which sre cunenlly ut1ltud by a.U a1nnf\ deputing 
MCAS Minmu. Your Re1Klencc" will be overflown by rrulitaty, commerciil or pm·att ainnft of ■II 
types (boCh lixtd wm& and rotll)'). wh1<:h Will produce: vary,ng dtifCCS of noise and V'lln1tion 11 any hour 
of the d3y or nip1. Ovcr01ghts AR mtmruttcnt and at ttmcs frequent. 

MCAS Mrrarnar normally ~tes between 7:00 ■.m. and m1dn1g)lt. Mond3y lhrouah Friday. and 1:00 
p.m. on weekends. Oo occts1on, opem1ons may be on a twenty.four hour basis. Neither the City nor 
Developer has conlJ'ol O\'ff. or rcspon5lb1hty Co,, MCAS Miramsr or potential future oommcn:1al 
o\'O'fltahlS. and any attendant ail"Clllft no1K. 

Althouah lhc 170Ject IS nae located ,nthm an "Acc1dc:nt Potential Zone'" (where, histoncally 
approioma1ely 7.5% of accidents near m1hwy air fields occur), the communny is not necuurily free from 
the nslc of an accident, llunp can fall offa1rcn.fl whcthe-ror nQI they a.re Oyina in an A«:idcnt Potential 

"""· 
MCAS Miramar (formerly known u N1\•1l Air Stanon (NAS) Mtnmar) has undergone a reahgamcnt to a 
Manne Corps Air Station. Personnel. 1irmln IJld equtpmenl CUrTCDtly stationed at MCAS El Toro 
(1ncludJng squadroru of helicopters) have been relocated to M1rnnar. An "Environmental J.n-c,act 
Statcmcnr· rclanng 10 the reah&nmtnt of NAS Mamnar ("EIS"') has been pTC"Parcd and circulated. The 
EIS it.ates that after lhc ruhanmcnt, the number of daytunc aimtift flights will mcrcasc from previous 
lcvc:ls and the: numba' ofn.ia)lt fl!Jihts will also incrtuc. 

According to lhc Manne Corps, after the realignment there: will be more frequent and more intense 
aircraft noise. The Manne Corps has Rited that present flight pattcm1 lo and from Mrramar att expccicd 
to chanac: dunng and after thcconVt"r$tOn oftht bucto • Manne Corps Air Statlon, which will result in 
more flights 10 the: north and CUI of the base, 
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For further infom:mnon. 1ncludmg currm1 policy rcprdin.s time or opcntions, you. may caJI MCAS 
M1~mar duectly. The te.lcphorM: numbers are u follows: (858) S 77-6000/Flight Path & HehCOplcr Info. 
- Community noise le\-r:ls. flight paths., no1st: dt5clOSUfa and Marine Helaooptcr opmuons. (858) sn-
4171 - Noise Complaints. (858) 577-101 1/Gcncral lnformauon. 

The ProJcct is kx:atcd 1n the vmmty o( the P■tific Ocun. By hvmg in such close proximity 10 the 
Pacific: Ocean. your residence muy be iubjcc:t to greater levels of mold. mildew and rusun1 of wroughl 
U'On fcncmg or ocher u-on type fixturc1. 

The Psi ,Mu fa irground5/Racy Track is located approiumatdy 2 mtle1 we.st of this project, & • 
result, your rcudmce may be aibJcci. co greater le\orls of noise, l1ghung and traffic dunng certain times of 
theytar. 

Areas in I.he '>'1cm1ty of the Project arc currently bemg used fOf" agricultural purposes. M • rrmlt. the 
Pr()JCCI TM)' be subject to odors, dust. pcst1c1dcs. msects. hghtJ and no11e, 

Hor1e ~tahl- and ap NUll'~lrlan erpter art currently be.ma opttatcd in the: vicinity of the ProJocL 
Neither Dcvtlopc nor the Auoc1a11on haw any control over the operation 0t U$t of the stablci and 
cqucstnancentn . Al a result. the Projcc1 may be bJ«I 10 noise, fl1CJ 811d odors aen,cr■ led by the horr;e 
stables and equcstnan ccnta. 

There 11 a San Oie:go Gu :and Electric: u~em~nl located an the vic1n1ty and within the Project in wb1eh 
thm= arc: tuah vol~ae t.ran.smw1on or d11tribution facilities. While thcrc: arc diffcrina opinions on the: 
1uuc, and apparently no conchmw C\'idencc at this time, (hen: are ecru.in pc,op1e who belie\'( lhal beifll 
in the \'lcin1ty of poWtt lines such u: those in the S00&.E easement may haw impacts upon one's health. 
DcvclopcT has no control over such SDG&E casement. and th3t SDG&E or its succ~ tt:SerYe the 
nght lo expand, change or add addmonal faciht1cs w11h1n the casement. and/or gnnt ac-eea and riaht of 
use lo the easement to other parucs. lbesc power Imes emit mcasun.blc forces known :u electric 
l'NgnctJc fields (EMF"S). l:.Mf's have atttactcd attention because 10mc n:Kareh :nudica have IU&aC51cd 
there may be a hnk between EM.F's and ecru.in t)'ptl of cancer. Other rc:search hu 111<hcated no 
oonnectton at all. Al 1h11 bfflC', no one knows for .sure: whcthtr EMF"s have any serious health risks. 
Research 11 ongoing but 1t could take years for science 10 provide ddinuc an.wten. Developer, its rul 
estate lrokcr, and any of De\·clopcr's affihatcd ent1t1cs ~ rclcase:d from any habihty, c!SJms., cosu and 
expe:n1es for damage, injury or death proven to haYC rcsulicd from exposure to soud power lines 0t other 
UAge or the eurmcnt arc:1. For further 1nformanon. includina mformstion reprdina possible health 
effcct.s from high valtage l111c1 you may wish to contact SOO&B. 

There ll an lndlan c,amp ;round that u located on the property and will be prcscrvcd per City of San 
Dieao &Undards. 

Th~ is a deltnlion ba~ln localed on the northlast portion or the property for collecting and m.maginc 
the utban nmoffoftbc47homrs. 

A portion of the Auoca.abon Park u defined m the Occlannon hu been designed u an '"Ari:haNJlogkal 
fil1t: which the City of San D,ego has lltlJ>(>iCd ccnain rt:Slllcllons to prv.,:nt any artifacts from bcing 
disiurbcd or rc:mowd.. The Auoc1.at10n 1.nd any Owner of 1. Rcs1dcntal Lot ~ prohibHcd from planting. 
di&1111& or cxcavatmg wuhin the Arc.hacologicaJ Site to• depth of more than ,ix (6) inches mca.wrcd 
from lhe: fVadc. 

The ProJeicl mcludd ind u IUIT()Undcd by open space 1.rcu m which many forms of wildlifr/plant life 
cx1u which could be cbnlffl)US incfudmg. coyotes, sruikes, deer, polSOo i'o')' eic. 
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The City h:is adopted l Mo,guho r,,,·rntlnp plan for the Pro,ect whkh ii lltathed 10 the Dcdanr.bon as 
Exhibit "F". 

A c01.ain port1ori of the Auociation Pa,t WU contain a Aahlt:U Rnu•nflog Art!• Idec-Nobel 
Research Cmtcr, LLC, a Dtlawarc Limited Liab1bty Company \IDEC") "''h1ch 11 lhc gnntcc by 
au1a,,mcn1 under the GraAt of Easement or any ~ or USljl\l or aranttt: shall have lhc nght to 
install and mainum a wetlands area IO a1i1fy ctruun offsitc obligations of lhe City. Ir IDEC and ill 
assigns and succemn or lhc Clty fail to ma.int:IJ.n the Habitat Rcston.bon Ara., then the Aaociation dlall 
havi: the oblipllon for-maintman~ ofsucbarn.. Upon IDEC or its assigns and the City's accqManoc of 
the hab1ta1 restoration. the pmnancnt mamtmancc: of the area rn·crts hick to the Assoeia1ion. Jf such 
wrtlands an: mm.llcd. tt may tncr-casie: hun11d1ty uound the Project aod algae or mold may a,-ow. There 
may al10 be an mcrcuc in Ln&CCll (mcludmg mosqwtoc1 and IPU,IS, etc.). 

Ju pan of the conditions. the City of Mn Dlei;o hu n::qu1rcd ocnam 11ta w1thm the vtcinity of the ProJect 
to be rented to hnuttbold1 wic h low Income. There may be 24 aparuncn1 un1ts coau:tructcd off Olde El 
Camino Real appro:umately ½ male Northcut or the Project "i'h1c.h is dC!l1gnatcd u affordable hou11na 
units. The Developer ,-,'111 not hu~ control over the ownership or lhc operu1on or 1Ucb ams or whether 
lhc 1m11 Will be constructed as planned. For more infonna.non, please contact the Hous:ing Authonty of 
thc Oty of San Diego. 

The Dc\•clopc:r has 11dV1sed lha1 all or portions of the subd1vmon subject 10 lh1 Pubhc Report an: located 
\\oillun a Snrrtal Fland U,nard drra as desian,i1ed by lhe Federal Emerae,ncy Manaaemcnt A,gcncy. 
Addi1ion1lly, the Dc\'CJOper has ldv1sed lhal pr0spcc11vc purchasers wilhtn this Arta will be pro\•1dcd a 
.&epm1e diielOSUJe required undtt Government Code Sec:,11on 8589.J. 

If any d1SCIO$Ul't, or an)' 1Nitcnal aincndmcrtt 10 In)' d1tclOM'C, required to be made by the De,·cl0pc:r 
rcs:ud111g lh1.s natunl ha7.atd i.,: delivutd after the t:llecUl1on of any offer to pure hue, the purchaser shall 
have three clays aRer dehve:ry 1n ptt$Oft or fi~ days after deli YU)' by de:posi1 in the mail 10 tenruoatt: !ht! 
otrc, by delivery of• written no11ce: oftcrminaoon u, lht! Oc,•cloper or the Dcvclopa' s aacnt 

Suice all o, portions of the subd1vuion subject to this Public Rrporl arc localed withui one or ~ 
natural haurd an::as, your homcowncr's insurance andfor insunnoc coVCBae for any !$$0Ciation or 
commonly owned areas may be affected. You 1hould contact your lender and msunnc:c carrier for mott 
information n::gardmg typn of lrliW'1lOC and cotils 10 cover your propc:rt)', u well as the owntr' s 
association or Dc,•clopa ~gardm& any aucumcnt 1ncrc:ascs due tO additional msunincc coru:. 

At lhc time this public report 111·as iuucd, information regardins whether all or portions of this sub<hvi~on 
arc locatod within ocnatn natun1l hazards an::u was not yet available to the Ocvdopcr. You 5hould atl: 
the Developer for updated information before obhgauna younc.lfto purchase. 

The maximum amo\Ult of any tax on rc.11 propcny that can be coUcctcd annually by counties is 1% of the 
fu.ll cash value of the property. With the add1t1on ofmtcrest and rcdcmpuon charge& on &n)' mdcbtedncsa, 
approved by votcn pnor to July I, 1978, the total property tax 111.tc m most counllC& ill approximately 
\ ,2S% of the full cuh value. ln some counucs, the tott,J tax nte could be MIi above 1.25% of the: full 
cash \'ll luc. For example. an 111uc of ge:neral obhpbOO bonds prcV1ously approved by the voten and sokl 
by a county water d11tnct. a samt■llon cbstnct or o~ 1Uch d111nct could mcrcasc: the IU ~tc. 

For the purchasa of a Re11den111I Lot m thu 1ubd1vision, !he: "full cash \'alue* of the: Restdcn11al Lot will 
be the valuation, a.s rellec-ted on lhe. tax roll, de:tcmnncd by the councy tSlle$SOI' as or the d.t!e of pun;hlse 
of the Ru1dcnt1al Lot or u of the date of complcllon of an 1.mpnm~mi:nl on the lot 1f !hat ooc.un; after the 
date or purcbuc. 
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Thi.s subdivisKm hcti within the San O1Ci'Jllo l)tuon High School Community Fa,c1httc1 Oist:nct No. 95-1 
and as subject to sny nu.cs, a1Stl5mc:nts and obhgattons thcttof. The Dc.,·clopcr (!!!W provide pun::hastts 
with • ~lo5Uf'C entitled. "Notice of Special Tax" pnor 10 a purchaser cntmng into a contract 10 
purchase. llus Noucc contains imponant 1nfonnat1on about d1stnct funcbom. purdu.scr's oblipuons., 
nght of the dmnct. and information an how 1o oontact the dl5tncl for add1tJonal matcn.als. Purcha!iC1'1 
ihould thoroughly undcmand the mfonMbon coma.med m the NotlCC pnor to cnlc:nng mto a contract to 
purchase. This r;pcc:aa.1 tax appcan; on the yurly property tu. bill, and 11 ~ the tax rate 
affecung the property dcscnbcd above in the M:Cllon cnlttlcd -,-AXES". 

The buyer ha1 five days afit'f delivery ofthls Notice by deposit in the. mail, or 1hrce days a.Rcr delivery or 
any notice an pcnon. to tmmnate the ult-I agreement by givmg wrilU:n nonce of that tc:munation 10 the 
o""ncr. Dc.,·cJopcr, or agent sclhng the pr0ptr1y, 

SEWACE DISPOSAL 

The Developer adv11c1 there IS currently a bi-monthly sewer IO"V1Ce chorJ( by c?le Caty of San Diego 
which 11 shown on the water bdJ. Please contact the City of San Diea,o for additional inform3tion. 

COXPITJONS Of SAJ E 

Pursuant 10 Civil Code Scc1ioos 2956 throuah 2967, 1nclu11\'C, Dc,-c:lopa and Purclmcrs ml.Ill make 
ccrutn written disclosutt:$ re,i;ardina financ:ma tc:nn1 and rcla~d mformauon. 1bc De\•clopcr will advise 
Purdwers or dlSClosurt:s needed from them, 1f a.ny. 

Ir yow purchase in\'OIYCJ ftnancm&, • form ofdoed oftnm and note wall be used. The: proV1ston1 of these 
docl.tmfflts may vary depmd1na upon the lender Klcctcd. 1hcliC documcntl may contain the following 
provisioo(s)· 

Acukntion Clause: Thia II a clause m a mortgage or deed of 1lUSt wh1c:b provides Wl 1f the borroYo'CT 
(lrUStor) defaults in repaying the loan. the lender may declare the unp,ud btlancc of the lOln 1mmcdiateJy 
due and payable. 

l)ue:90-$alc Clause lf the loan mstrument for f1ru1ncm& your purchase of an in1crC$l in 1h11 1Ubdivi ion 
inc:ludn; a due-on-ale clause:. the cl.aux wtU be automallcally enforceable by the lender when you tcll lhe 
property. Th11 means that the loan will not be uswnablc by • purchaser without the approval or the 
lender. If the lender docs no1 declare the loan to be all due and payable on nnsfcr ofthc: propcrt)' by you, 

the lender u nc\'Cfthclcu hkcty to w;\St upon mod11icat1on of the terms of 1he instrument as • condtt.ion 
to pcrm1tung assumption by the- buyer 1nc kndl:I' will 1lmo11 ocnamly insist upon a.n i.nc:tca.se m the 
interat ~te if the prc'Ylllling interest me at the bme of thc proposed saJe of the property ii h1&hcr than the 
mlc:rcsl ~tc of your prorrus.sory note. 

A Ballooo P•vmrnt: This mc:all5 that your monthly payments arc no1 ll'IJ'IC enough to pay off lht loon. 
with intcrcs.t, dunng the pmod for which the loan 11 wnttcn and that at the end of the Loa.n period, you 
must pay the enurc rema1nm& balance 1n one paymcnL lf you m: unable to pay the. balance and the 
remaining balance 1s • Sllable one, you should be concerned with the po(Siblc difficulty m rtfinancina 
the balanoc. tr you cannot rdinanoc or sell your property, or pay off the bal1ooo payment, you will lose 
your property. 

A Prepaymmt Penalty: This means th3t tf you wish to pay off )'OW' loan in whole Of' in part be fort it is 
due, you mu.u, m add1bon pay a penalty. 

PAGE I0OF 13 Flt.ENO 1071J9l.A-FOCI 

' 

18-25 
Cont. 

Page 41 of 45 in Comment Letter 18 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-212 October 2024 

~ Thu mcaru that 1f you fllll to make your il\$Ulllmcnt payment a SpCC:dicd number of days 
after the dUt d:ate, )'OU. in add1t10n. ml15t pay a penalty. 

BEFORE SIONINO, YOU SHOULD READ AND JHQRQUGHLY UNDERSTAND ALL 
LOAN DOCUMENTS. 

Pl IBCllASR MONEY HANDUNG 

The subdivider mus1 impound 111 funds (purchase money) received from you in an escrow dcposnory 
umil legal litJe Is delivered to you, except for such amounl as the subdMdcr has c<n·crcd by fum isllina 
a bond 10 the State or California (Refer '° Secuons I 1013, I 1013.1, 11013.2(•) and 11013.l(c) of the 
Business tod Professions Code.) 

If the escrow has no1 closed on your Re11dental lot withm one ( I) )ttr ofthc: date of )'our Contn1ct. yuu 
may request the rdwn of your purchase money ck:po$1L 

~ Secbon 2995 of tht Qvil Code prov1dc-1 that o ~I estate dcvdopcr wn require as a 
cond ition prc~nt 10 1he 111lnlfer of rail prOptrty conlaming • Dnglc fanuly residential dwelling lhat 
escrow 5et"Vices effcc:tuatina such transfer shill be provided by an escrow cntny 1n which the devtlOptr 
owns or controUi 5% or mott of~ ~ow en11r.y. 

TIIE DEVELOPER HAS NO FINANCIAL INTEREST IN TIIE ESCROW COMPANY WHICII IS TO 
BE USED IN CONNECTION Willi 11{£ SALE OR LEASE OF RESIDENTIAL LOTS IN nos 
SUBDIVISION. 

SO(1,.S CONDITIONS 

Solis and grolog1c mformation u availabk at: City of San Dic,io City Engineer, 202 C Strttt. 9• Floor, 
Sao Diego.CA 92IOL 

Po~t TfD~lon Sl■ b,: Ol,<clopc:r, m consuttauon with its soi ls engineer, has clcc1cd co utdtt.c a fotmdat:1on 
system commonJy known u 1 ')>oil tcns1oa 1lab'" far all Rcs1dcnces other than the model homes. In a 
post 1c:r111on alab, the concrete u rcmforccd with steel cables which arc mechanically mctchcd or 
tcns,oned after tht ccncn:tc bu c.ured. Thu ~,ion mnforecs the slab. The ~-tensioned slabs ha\'C 

been designed and w,ll be constructed in accordance with apphcablc build1na codts, C\inm,g mto a po5t 
tc:n&Jon slab for any reason (e.g.. , to install a floor saft:, to ~rmwkl plunibma. etc.) is very hazardous and 
may result m scnous da1N1ge to the Residence: and m pcl'IOftal 1nJury. Additionally, extreme cauuon must 
be 1aken not to undcr-aca, .. tc lhe 1lab when 1nsbllin1 landscap1n1 or other improvtments. You 
covenant and•~ that: (I) you shall not cut mto or otherwise ta"1)ff Wlth the poa ltnSIOll slab; (2) you 
shan nOI knowingly pemut or allo"' any other pmon lO cut into or tamper wllh 1he post 1cns1on 1lab 10 
Iona u you own any interest in your Rcsidcnoc; {3) you wdl dixloie the c.xillenee of the post tcrwoo 
slab to any person who rcnt1, lcaKS or purdmca your R~idcncc &om~ and (4) you will tndenuufy 
and hold Developa and its officers. dlJ'CCtOrs, sharcholdc:n, employees, contractors, consultants and 
agentJ,. free and harmlcs., from and agamst any and all clanns,, damage. 1...ouct or other liab11i1y (includina 
auomeys' fees) arising from any breach ofth11 co\'fflant by you. 

FILLF.O GROUND 
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GF;Ql,OG!C CQ1'1)1'fJ ONS 

11lE UN!FORM BUILDING CODE, APPENDIX CHAPTER 33. PROVIDES FOR LOCAL 
BUILDING OFFICIALS TO EXERCISE PREVENTIVE MEASURES DURING GRADING TO 
ELL,..INATE OR Ml1'1MJZE DAMAGE FROM GEOLOGIC HAZARD SUCH AS LANDSLIDES. 
FAULT MOVEMEITTS, EARTIIQUAKE SHAKING, RAPID EROSION OR SUBSIDENCE. TIIJS 
SUBDMSION IS LOCA TEO IN AN AREA WHERE SOME OF 11-IESE HAZARDS MAY EXIST. 
SOME CALIFORNIA COUNTIES AND crnES HA VE ADOPTED ORDINANCES 11lAT MA y OR 
MAY NOT BE AS EFFECTIVE IN TH£ CONTROL OF GRADING AND SITE PR£PARA TION. 

PURCHASERS MA y COJl.'TACT nm DEVELOPER, THE DEVELOPER'S ENGINEER. TitE 
ENGINEERING GEOLOGIST AND nm LOCAL BUILDING OFFICIALS TO DETERMINE IF n!E 
ABOVE-MENTJON'EO HAZARDS HAVE BEEN OONSIDERED ANO IF THERE HAS BEEN 
ADEQUATE COMPLIANCE WITH APPENDIX CHAPTER 33 OR AN EQUIV ALE);"f OR MORE 
STR.LN<'.iE!'lT GRADING ORDINANCE DURCNO TH£ CONSTRUCTION OF nns SUBDIVISION. 

STREETS AND ROADS 

The Pnvatc Strttts WJthm tbn Project will be nllllnllmcd by the Assoc:iat1m:1. The OOQ.S or re;.ir and 
maintmancc oftlltSIC: pnvatc ltrmS~ included m ttie budget and an: a pan ofyourn-gularas9CSSmenL 

~ The proJOCI W I! ha,~ mtry ptes. So Jon.a as Developer owns any R01dcntisl Lots w1lhin 
,his ProJect, Oc\•eloper wll haYC control over lhe entry gate1 wtuch may be: 11tua1cd withm the 
A.ssocuit1on Propmy and shall be resl)Ol'1$ible for the mamtcnancc and rcpau of the entry pies unul all 
salts of all Rc:11dc:nual lots in the Projc:c1 have bem COIJ1)1etcd or until Devdopc:r, m 111 10le d1screhoo, 
dclttmmes thal the Auoc1allon should take: resporuibdity for control, mamtcnancc and repair of some or 
all of the enb'y gates and galehouSCli. The Assocaa11on', obhaa,oon shaU commence 1mmcdiately upon 
receipt of •nttm notice tTOm the Dcnloptr 1dent&fyin,: the tntry gales and gatehouses to be theraiftcr 
controlled and mamtamc:d by lhe Assoc11tion. Nocwi~and1og who has rcsponstbllny for the entr)' 
g111c:s., Dt\-elopcr shall be cnlltkd to ha\o'c: tht entry pla: remain open during regular bus1ncs.s hours in 
order to OOl!duct ula and coostr'Uci the Project. 11',e presence of tnlry gales on lhe ProJtct 11 not a 
wa1n,uy or rq,R5mtat1on by Developer that any scwnt)' is btin& pn>vtdcd to any 0.-ner or to any 
Owner's Res1denoe or pcnonal property. Ownc:r ~knowledaes and agrees lhlt., notw1thstandinJ the fact 
that certain cntranca •1thin the Property have rntr1cted acceu lhrou&h • gate, pursuant co the 
requuuncnll of the Coastal Commm1on and the public arc tn11lltd to ingress and c:grc:ss for pcdt$trian 
aocc:u over !he lusocia11on Propcny. The Associ:uion shaD not rc:stric1 pedestnan M:CCa to the public 
throu,lh the ptes or place any phyg:ical bamc:n at these entra.nccs withou1 the approvsl of the Coa$tal 
Commission, 

~ 

11us proJCct hes within the Solan.a Beach Schoo) District, 309 North Raos A\-c:n~. Solana Dcach.. CA 
92075•1298, (&58)794•3900 and lhe Sllll Otcgutto Union High School Dtstrict, 710 Encinitu Boulevard, 
Encm1tu, CA 9202A•3357, (760)7SJ-6491 . 

1bc:sc Di.suicts advise the: schools init1ally ava.ilabl~ to this mbdivis-ion arc: 

Solana Hiahland Elementary School 
3S2UlnJRunDnvc 
SanD1C:&0,CA 92130 

Earl Warren Middle: School 
155 S1evcns AvcnlX' 
Solana Beach. CA 9207S 

K-6 
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T0ney Pines High School 
3710 Del Mar Heights RCMld 
San Otego, CA 92130 

This school inform1u1on wu provided pnor 10 lhc date of l!lsuancc or thit publtc rq,ort and LS subject 10 
change. For lhe: MOIi C\m"ffll information ft'gard1!1£ school au1s;nmcnu, facilities and bus scrv,ce, 
purchasers are ctlCOU:rt(Ct<I 10 coni.ac:1 lhc above d1stncts. 

ltyou nttd clanfica~ as to the tatements m dus Pubhc Report or ,tyou dcsm: to make arrange:mcnt.s 
to review chc docunie:ntt wbm1ttcd by die Oe,'elopcr which the Dcpartmrnt of Real ENte used m 
prq,arinJ this Public Rq,or, )'OU 11\l)' contac1· 

JPM/1111 

Dq,artmcn1 or Real Estate 
Subd1vmons South 
320 West Fourth Slreet 
Sui1cJSO 
Los An~le,., CA 90013•\ IOS 
(213)576-6983 
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Response to Comment Letter I9 

Jonathan Cohen 
June 26, 2023 

I9-1 Please refer to SEIR Section 5.1.2 for an explanation of 
the General Plan goals for areas designated as 
Proposition A lands. As discussed in Section 5.1.3 of the 
SEIR, as the Assisted Living Facility would not result in an 
increase in intensity, it is consistent with the AR-1-1 
zoning of the site, Council Policy 600-29, and the North 
City Future Urbanizing Area (NCFUA) Framework Plan. 
The NCFUA Framework Plan development Alternative 3 
allows for development pursuant to Conditional Use 
Permit regulations “provided that the conditional uses 
are natural resource dependent, non-urban in character 
and scale, or are of an interim nature which would not 
result in an irrevocable commitment of the land 
precluding future uses” (City of San Diego 1992). The 
Assisted Living Facility has been designed to be non-
urban in character and scale and is consistent with the 
applicable NCFUA Framework Plan policies. Although 
the NCFUA Framework Plan does not define non-urban 
in character and scale, the Assisted Living Facility’s non-
urban characteristics are addressed through its 
massing, scale, setbacks, landscaping, and lot coverage 
(limited to 10%). Additionally, the project would be 
consistent in bulk and scale to surrounding 
development. The project design would be compatible 
with design displayed by development in the 
surrounding area, including the broad San Dieguito 
River Valley landscape. The Assisted Living Facility 

Comment Letter 19 

F"r(lm : 

To>: 

1.ubj~; 

Att.m,i:;hments, 

~ 
.J:S..ll..C!, 

[EXTERWlLj B C,,mina RM k,ill!d U..;ng fa::ilily (P,oj,,::t ~ . fil!il.32) 

M:indar, ..\.in,:26, 2023 8:10:55 Pl'I 

D2emiJi201wr/lffi'i\eon 

"'*Iltlsern11il came from an external source. Be c.autious about dicking on any linb in this 
era.ail or opening attachments.** 

PleaM: elaborate on the requirements of Proposition A (City of San Diego, November 1985 
election), how Prop:H.ition A has restricted development on Proposition A Lands, and why 
approval in a city-election would be nece!';.s.ary for this project. Would the city ~ek voter 
approval for a pha ~ iliift to allow new deve1oproent for all ofNCFUA Sub.area II or only the 
proj.ect s.it.e? 

19-1 
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includes the use of stucco walls, wood trellis, limestone, 
and terracotta tile roofs, which would relate to the 
surrounding rural character of the area (see SEIR 
Section 5.9.3 for additional discussion). Therefore, 
project implementation would not require a phase shift. 
A ballot measure to amend Proposition A for the project 
would not be required because the project would be 
able to meet the requirements for reasonable 
accommodations in Section 131.0466 of the San Diego 
Municipal Code. Please also see SEIR Section 5.1.3 and 
MR-1, Land Use and Zoning Consistency, for additional 
details.  
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Response to Comment Letter I10 

Kristi Watts 
June 26, 2023 

I10-1 The comment is an introduction to comments that follow. 

I10-2 Impacts from scale, massing, and density are discussed 
in Section 5.9, Visual Effects, of the SEIR. The Assisted 
Living Facility would be consistent with the regulations 
of the San Diego Municipal Code (SDMC). Additionally, 
the project would not result in strong contrast with 
the established character of the area, and impacts 
(specifically, those associated with architectural style 
and consistency/visual compatibility with surrounding 
development) would be less than significant. Further, 
private views, privacy, and property values are not 
protected under CEQA, and impacts to the same are not 
considered “environmental impacts” under CEQA.  

I10-3 Please refer to MR-1, Land Use and Zoning Consistency.  

I10-4 The Assisted Living Facility component’s consistency 
with the General Plan, North City Future Urbanizing 
Area (NCFUA) Framework Plan, San Dieguito River Park 
Concept Plan, and Proposition A lands were addressed 
in SEIR Section 5.1.3.1. Please also see MR-1, Land Use 
and Zoning Consistency. Further, the Assisted Living 
Facility component would be similar in scale to the 
surrounding uses, such as the St. John Garabed 
Armenian Church and Evangelical Formosan Church. 

Comment Letter 110 

From : lw]:;jgp;Q5@Jm:'llrnm 

To>: ~ . Cmnrilt1::mb.:1 lrrJMu 
C<:; wlsii?r,95f'ihm::ilrnm 
Subject: [EXHRWI.Lj 8 C..,mina R..:!IA:.,i:l.l:d Li-.in9 f..:ility/ P,aj,:d Na. ti757l2 fD,dtSub•""t'"'"( En'l'i,anm.,nt.:I 

Jmll,D. Re~a,t 

Date: 1-1:md~, ..\Jnt: 2~ 2023 10:12:2-'I Pl-1 

-Tus email came: from an extern.al. source. Be c.autiou !l- aboin dicking on any linb in this 
email or opening attachments.** 

June 26, 2023 

From: 

To: 

Kristi Watts 

stalliom Crossing Resident 

Sa ra Os born 

Oty of San Diego Development Services Center 

1222 First Avenue, MS 501 

San Diego, CA92101 

P5PFAS@5ANPIFGO GOV 

Subject: OJr concerns about the El Camino Real Assisted Living Facility (No. 675732) 

Subsequent Environmental Impact Report (S.E.I.R) 

Dear Ms . Osborn: 

We are residents of Stalliom Crossing, a community that borders the south side of proposed El 

Camino Real Assisted Living Facility. Our home is contiguous to the land on which the 

p-oposed Facility would be built . We would look out onto the back side of the Facility within 

30 feet of our back property line. Our home would be directly impacted by this proposed 

commercia l structure, the SCALE, MASSING, and DENSITY is incompatible with our 

neighborhood and surrounding community . This land falls under Proposition A, z.oned in an 

Effort to protect open spaces and sensitive lands from being overdeveloped. I feel the City 

has a responsibility to uphold these laws. Why else do we have such ioning and regulations on 

land, if the-.,, can be easily overturned by one-time exemption? 

We bought our home and moved to this neighborhood to raise a family in area of nature and 

I 110-1 

1
110-2 

110-3 
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The comment does not address the adequacy or 
accuracy of the SEIR, and no response is required. 

I10-5 The Assisted Living Facility would provide greater than 
the minimum 20-foot setback from adjacent properties 
in accordance with the zoning (AR-1-1). The Assisted 
Living Facility provides setbacks of 45 feet (north side 
yard), 187 feet 7 inches (back), 30 feet (south side yard), 
and 63 feet 9 inches (front), which would allow for the 
increased height of 40 feet per SDMC 131.0344. As 
described in Section 5.1, Land Use, the project would be 
compatible with the surrounding areas and 
development. Further, the Assisted Living Facility would 
be similar in scale to the surrounding uses, such as the 
St. John Garabed Armenian Church and Evangelical 
Formosan Church. As detailed in Chapter 3, Project 
Description, the proposed structures will feature stucco 
finish in earth-tone colors that would tend to recede 
into the colors of background vegetation and terrain. 
Further, private views, privacy, and property values are 
not protected under CEQA, and impacts to the same are 
not considered “environmental impacts” under CEQA. 

The comment incorrectly identifies the Assisted Living 
Facility of the project as a commercial facility. The 
Assisted Living Facility is an institutional use. 

I10-6 Land use impacts were addressed in SEIR Section 5.1 of 
the SEIR, and transportation impacts were addressed in 
Section 5.8 of the SEIR. Wildfire impacts were found to 
be less than significant and are discussed in Chapter 7, 
Effects Found Not to be Significant. Safety issues and 

open space. We trusted that Proposition A z.oningwould protect us from overdevelopment. 

We were told that this adjacent parcel of land could not be developed with the z.oning and 

regulations in place, AR-1-1 Agriculture or Low Density Single Dwelling Residential . 

lhis proposed structure of over 105,000 SF is completely incompatible with our single family 

homes. As proposed this commercial building would dwarf our ham es and INVADE OUR 

PRIVACY, being set back only 30 feet from our property. In order to preserve the quality of 

our neighborhood, I feel that, at a minimum, some compromise of the design of this proposed 

development should be considered, a design that would not be as invasive and would not 

impose dangers to our community. As it is proposed now, several problems are not 

adequately being addressed or mitigated in the S.E.I.R 

In its charge to protect the hea Ith, safety, and well-being of its residents, the City would be 

remiss if it ignored the land use, wildfire, traffic, safety issues and concerns of the community . 

1. lhe applicant is proposing a structure that is LANDLOCKED, a >105,000SF building on a 

3.97 acres parcel and only 2.29 acres is buildable land because of the MHPA z.one. This 

massive structure is DOUBLE the siz.e of the total of the existing church and 3 other 

additional buildings (not constructed yet). Al l to be built on the church property of 

13.36 acres. ALL buildings would share one driveway entrance/exit off a dangerous 

BLIND CURVE of El Camino Real. 

The CUMULATIVE IMPACTS of the facility and4 addit io nal buildings, including the 

church, impose several dangers on the community and need to be thoroughly studied 

together : Traffic issues, dangers with this blind curve and accessing, wildfire safety 

concerns, and impacts to the wildlife and parks . 

2. lhis parcel of land falls under PROPOSITION A and land uses that restrict buildings, 

including nursing homes or other similar structures. The applicant is trying to use a one

time exemption called 'Uncodified Ordinance' If this proposed structure were being 

built near other commerc ial buildings, we could understand, but this proposed MASSIVE 

development does NOT BLEND or CONFORM to the surrounding neighborhood or San 

Dieguito River Valley . 

Any deviation from relevant land use policies regarding open space preservation, at a 

cost to the San Dieguito River Park and other open space assured for the public, 

cannot be justified, and would not be lawful, in the absence of City-wide ballot 

measure. The Proposition A guidelines state, "No property shall be changed from the 

'future urbanizi~" land use designotion in the Progress Guide ond GeneroJ Pion to ony 

other land use designation ond the provisions restricting development in the future 

urbonizing areo shollnot be om ended except by majority vote of the people voting on 

the r:honge oromendment ot a City wide election thereon ." Thus, any z.oning change 

1110·4. 
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concerns are discussed throughout the SEIR, in Sections 
5.3, Air Quality, 5.5, Greenhouse Gas Emissions, and 5.8, 
Transportation, and throughout Chapter 7, Effects 
Found Not to be Significant, specifically Section 7.4, 
Health and Safety.  

I10-7 This comment states the commentor’s understanding of 
the proposed development and does not address the 
adequacy of the SEIR. No further response is required. 

I10-8 As described in SEIR Chapter 1, the SEIR tiers from the 
certified 2014 Church EIR (Project No. 240283/SCH No. 
2013071043). The SEIR considers the issues discussed in 
the first-tier document and evaluates whether a 
significant effect has been adequately addressed or if 
there is an effect that was not addressed in the 2014 
Church EIR. As needed, additional or updated mitigation 
is provided to address significant environmental impacts 
of the proposed Assisted Living Facility. Please also see 
Response to Comment (RTC) O2-10 for further detail. 

I10-9 The comment incorrectly states that the Assisted Living 
Facility site is designated as open space. Please refer to 
SEIR Section 2.4 for the project site’s designation under 
each of the applicable land use plans. The Assisted 
Living Facility component’s consistency with the General 
Plan, NCFUA Framework Plan, San Dieguito River Park 
Concept Plan, and Proposition A lands was addressed in 
SEIR Section 5.1.3.1. Please also see MR-1, Land Use and 
Zoning Consistency. Land Use analysis determined the 
project to be consistent with the listed plans.  

must be by a decision of the electorate on a City-wide basis, and not merely by the City 

Council, or any other author ity . 

The parcel of land is in the San Dieguito River Park (SDRP)' s NFocused Planning Area" 

and the "North City Future Urbaniz.ing Area (NCFUA)" subarea II. The City of San Diego 

General Plan, the N CFUA Framework Plan, the Multiple Species Conservation Plan 

(MSCP) and the SDRP Concept Plan -ALL designate this locale as open space. Given 

the major conversion of open space proposed by this project, a more thorough 

explanation and justification for its necessity is mandated . 

3. To satisfy public safety concerns, there must be a COMPREHENSI VE TRAFFIC study (NOT 

DURING THE SUPRESSED TRAFFIC MONTHS OF COVID) . The applicant is trying to avoid 

tliis comprehensive study because it will expose the DANGERS of the one entrance/exit 

located on high speed blind curve. The proposed development should NOT BE 

SEPARATED from the Church and the 3 additional buildings for traffic calculations and 

other impact studies. 

Th is entrance/exit is at the bottom of a hill (EL Camino Real ) and in the middle of t he 

BLI ND CURVE. This part of El Camino Real is either a speedway or bump er t o bu mper 

traffic. Bicyclists have not been property accounted for in traffic study and this location 

p-oposes great dangers for bicyclists in navigating across deceleration and acceleration 

lane for the one entrance/exit of ALL FOUR buildings. 

The landlocked issue is problematic in emergency situations and wildfire threats are 

created by this project. This parcel of land extends into the sensitive land of Gonz.ales 

Dmyon . Emergency vehicles can only access fr om one direction on El Camino Real, or 

have to LI-turn at the Sea Country Ln and El Camino Real . If emergency vehicles cannot 

reach the facility and/or buildings due to high traffic, this could be fatal and devasting 

to those in this community . 

4. The applicant has not given any project ALTERNATIVES to the design, which is required 

by CEQA. The applicant has failed to present some alternative design layouts that 

would minimiz.ethe impacts of the community, surrounding lands, and wildlife habitats. 

The applicant has not shown any effort to engage the community in having a 

dscussion about the proposed commercial project. One presentation was made back 

in January of 2021 over Zoom, where the developer made it known that this was the 

design and to deal with it. About two and half years later, June 2023, it was the Carmel 

Valley Community Planning Board that requested the applicant to meet with the 

stallions Crossing community and discuss this proposed project and to work out some 

compromises . Unfortunately, at this meeting, they were not willing to entertain any 

design alternatives. Yet, they are required to explore these per CEQA. 
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I10-10 Please refer to RTC O2-73 regarding the analysis of 
the Assisted Living Facility and Church components of 
the project. 

I10-11 Impacts to bicycle facilities were previously addressed 
as part of the 2014 Church EIR and were analyzed in the 
SEIR. As described in the SEIR, it was determined that 
the Assisted Living Facility would not interfere with the 
continued use of the bicycle lanes. Further, as described 
in SEIR Section 5.8.3.3, there would be no hazardous 
design features or incompatible uses introduced as a 
result of the Assisted Living Facility. Please also see 
RTC O2-76. 

I10-12 Please refer to MR-2, Wildfire Hazards and Evacuation. 

I10-13 Project alternatives were analyzed and included in 
Chapter 9 of the SEIR. In developing the alternatives 
addressed in this SEIR, the potential alternatives were 
evaluated in terms of their ability to meet the basic 
objectives of the project, while reducing or avoiding the 
environmental impacts of the project identified in 
Chapter 5, Environmental Analysis, of the SEIR. 
Alternatives addressed in the SEIR include the No 
Project/No Build Alternative, the Sensitive Nesting Bird 
Construction Noise Impact Alternative, and the 
Construction Noise Impact Alternative. Please refer to 
SEIR Chapter 9. Further, the comment incorrectly 
identifies the Assisted Living Facility component of the 
project as a commercial facility. The Assisted Living 
Facility is an institutional use.  

5. There are huge concerns fort he neighboring residents with PROXIMITY and PRIVACY. 

fas residents directly impacted by this proposed 3-story structure, our privacy would be 

vlOLA TED with this egregious development. 105,568 SF, 40ft tall, only 30ft from our 

property! How is this even being considered? There will be views from the proposed 

facility into our bedrooms and our outdoor living area, where our children play, 

oompletely INVADING our privacy. 

The construction impacts would not only greatly affect the residents but the wildlife 

and natural 

habitats would also suffertheconsequences of this invasive development. TheSEIR 

does not 

adequately explore the construct ion impacts of POLLUTION, noise, vibrations, dirt, 

debris, and light 

pollution that would forever change the natural habitats and our res idential 

rommunity. We 

would not have a quiet, peaceful community anymore. 

Respectfully, 

Kristi Watt s 
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I10-14 SEIR Chapter 1 discussed compliance with the CEQA 
public engagement process, including the issuing of the 
Notice of Preparation, the scoping meeting, and the 
public review period. Please also see RTC I10-13 
regarding project alternatives.  

I10-15 The Assisted Living Facility would provide greater than 
the minimum 20-foot setback from adjacent properties 
in accordance with the zoning (AR-1-1). Additionally, 
private views, privacy, and property values are not 
protected under CEQA, and impacts to the same are not 
considered “environmental impacts” under CEQA. 

I10-16 Biological resource impacts are discussed in Section 5.4 
of the SEIR. As concluded in Section 5.4, impacts to 
biological resources would be less than significant with 
the inclusion of MM-BIO-1, MM-BIO-2, CM-BIO-1 
through CM-BIO-6, CM-NOI-2, and PDF-WQ-1. Pollution 
impacts are discussed in Section 5.5, Greenhouse Gas 
Emissions, of the SEIR. As concluded in Section 5.5, 
impacts regarding greenhouse gas emissions would be 
less than significant based on compliance with the 
preceding Climate Action Plan Consistency Checklist 
(CM-GHG-1) and project design features (PDF-GHG-1 
through PDF-GHG-9; see Table 3-2 of the SEIR). Noise 
impacts are discussed in Section 5.10 of the SEIR. As 
concluded in Section 5.10, impacts to noise would be 
less than significant with the inclusion of MM-NOI-1, 
MM-BIO-1, MM-BIO-2, CM-NOI-1, CM-NOI-2, CM-BIO-1, 
and CM-BIO-2. Construction impacts of vibrations are 
addressed in Section 5.10 and were found to be less 
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than significant with no mitigation required. 
Construction dirt and debris impacts were discussed in 
Section 5.3, Air Quality, of the SEIR. As described in 
Section 5.3, fugitive dust impacts would be less than 
significant with the inclusion of CM-AIR-1. Light pollution 
impacts are addressed in Section 5.9, Visual Effects, of 
the SEIR. As concluded in Section 5.9, impacts regarding 
light and glare would be less than significant. Please also 
see MR-3, Indirect Impacts Relative to Multi-Habitat 
Planning Area (MHPA) Lands and Biological Resources.  

 
  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  RESPONSES TO COMMENTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
 RTC-225 October 2024 

Response to Comment Letter I11 

Jeff DiToro 
June 26, 2023 

I11-1 Comment noted. The comment is an introduction to 
concerns regarding biological resources, historical 
resources, noise, and tribal cultural resources. 

I11-2 The Assisted Living Facility site is zoned as Agricultural 
Residential (AR-1-1). The comment incorrectly identifies 
the Assisted Living Facility component as a commercial 
hotel. Please refer to SEIR Chapter 3 for the project 
description. The Assisted Living Facility component’s 
consistency with the General Plan, North City Future 
Urbanizing Area (NCFUA) Framework Plan, San Dieguito 
River Park Concept Plan, and Proposition A lands was 
addressed in SEIR Section 5.1.3.1. Please also see MR-1, 
Land Use and Zoning Consistency.  

I11-3 Access to the Church site was previously analyzed as part 
of the 2014 Church EIR. Please also see Responses to 
Comments (RTCs) O2-70, O2-73, and O2-75. 

Further, the comment incorrectly identifies the Assisted 
Living Facility component as a commercial facility. The 
Assisted Living Facility is an institutional use.  

I11-4 Please refer to RTC I6-5. 

I11-5 The comment incorrectly identifies the Assisted Living 
Facility component as a commercial facility. The Assisted 
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I am a 2.0 year cotlllllunity resident and.an original homeowner at Stallion's. Cro!!-s.ing 
residential subdivision aCjacent 10 the wuthem border to the propos.ed project property. 1 
purcha~d my property for in rural , equestrian ,andhfrtorical heritage known for thfr r-egion 
within the North City Future Urbanizing Ne.a (NCRJ A) Framework Plan . 

The proposed proj-ect would rernlt in potential significarn environmental effeas in the 
following area,: BIOLOGICAL RESOURCES, HISTORICAL RESOURCES , NOISE, AND 
lRJBAL CULTURAL RESOURCES . 

The San Dieguito River Park Joint Powen Authority . aho agrees in a letter dated 4/9/2.021 . 
They aho expreM. similar concern s about the environment.al impact of the development and 
the manipulation of the regional zoning and land u s:es:. 

This: propos:ed development project is: dearly out of context for the intended regional pl.an 
which is: currently zoned for A.griculture and Open Sp.ace according to the North City Planning 
Map .. Thi s: i s: a low den s:.ity, open s:pace, and eques:trial part of the community plan The 
project would include amending the Church's: exfoting approvals: to include the propos:ed 
As:s:.is:ted living Facility. Churches: (hous:es: ofwonhip) were des:.ign.ated and zoned for thi s: 
region and were fully di s:dos:ed for the pas:t 20 years: .. However in this: c.as:e we are talking 
.about .a propos:ed commercially operated H OTEl ' with 12 5 + rooms:, oocupant s:, .and s:t.aff 
Thi s: is: a high dens:.i ty . high traffic producing . commerci.all y cper.ated facility. The 
propos:edc'evelopment is: a 150,000 s:qu.are foot , three-s:tory s:tructure jammed on .a 3 acre land
locked parcel. The developer's: effort to oombine and s:pre.ad the dens:.ity with the .addition.al 13 
.acre church parcel is: manipulating the dens:.ity metrics:. This: is: ridiculous:. This: makes:no 
viable s:e:ns:e to be beneficial to thi s: part of the community or region . 

.A.11 parties: agree and are ooncemed that this: portion ofEl Camino Real is:.a high s:p~d .and 
dangerou s: roadway . The .approved church property utilizes: a dangerous: s:.ingle entrance point 
to the property. The El Camino Real As:s:.is:tedliving Facility propos:es: s:h.aring the us:ages:of 
the s:ame s:.ingle entrance driveway from this: high traffic roadway. Adding fittlher traffic to an 
al.ready dangerou s: traffic area i s: a mis:take . The matter will wors:en with the .approval of the 
Commercial Facility. We are relying on manipulated and outdated traffic models: from 2012 
ins:teadofthe acrual mnh as: witne s:s:ed by thos:e Oike mys:elf) who live , walk, and commute 
daily on the .actual ro.adand live adjacent to the property . Us:.ing the data .and model s: from 
hiredcomultant s: from the developer's: agenda is: s:implynot enough to accept.ably .ans:werthes:e 
ques:tions:. Sometimes: common s:ens:e is: required! 

Landowners: of Stallion Cros:ting res:.idential s:ubdivis:.ion are prohibited by the City of San 
Diego from digging s:.ix inches: below the land rurface bec.aus:e the land was: deemed 
environmentally s:ens:.itive with archeology. Cons:truction ofa pool in the backyard is: 

prohibited. Yet thirty feet .away from this: property , the developer intends: to dig 30 feet below 
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Living Facility is an institutional use. Please also see RTC 
I11-2 and MR-1, Land Use and Zoning Consistency.  

I11-6 The Assisted Living Facility’s consistency with the 
General Plan, NCFUA Framework Plan, San Dieguito 
River Park Concept Plan, and Proposition A lands was 
addressed in SEIR Section 5.1.3.1. The comment does 
not address the adequacy or accuracy of the SEIR, and 
no response is required. 

I11-7 Please refer to RTC I6-5. 

I11-8 The comment incorrectly identifies the Assisted Living 
Facility component as a commercial facility. Impacts 
related to land use, wildfire, noise, pollution, and 
transportation were addressed in the SEIR. 

I11-9 The Assisted Living Facility component’s consistency 
with the General Plan, NCFUA Framework Plan, San 
Dieguito River Park Concept Plan, and Proposition A 
lands, including lot coverage requirements, was 
addressed in SEIR Section 5.1.3.1. 

I11-10 Please refer to RTCs O2-73, O2-74, and O2-75. 

I11-11 Please refer to RTC O2-72. 

I11-12 Comment noted. The comment does not address the 
adequacy or accuracy of the SEIR, and no response 
is required. 

the land , urface. This oversight is also ridiculous and manipulated. The regional land has 
hi.story and is very sensitive. It is not the place for a Hotel-Sized Commercial operation 
jammed into a \and-locked parcel with a single shared entry access from a high speed 
roadway. 

These concern, and questions need to be addressed: 

• Does this commercial development justifiably conform to the adjacent surroundings? 
• Why does this massive money-driven facility belong in an agricultural and open space 

zone? 
• How can this ground excavation make sense given the hault placed on the adjacent land 

at Stallion Crossing given the archaeological sensitivity? 
• What is the real impact of a 150,000 commercially operated facility on the land 

sensitivity, wildlife, noi, e, pollution, urban conditions, and traffic? 
• How can the density be realistically justified as spread across 13 acres when the 

structure is built on a 3 acre independent parcel? 
• How will the existing road handle the increased amount of new traffic and conflicting 

movements from a single and shared entrance point? 
• What is the real impact of the shared parking availability among an the facilities sharing 

it. 

The proposed El Camino Real Assis red living Facility should not receive endorsement or 
approval at all as it is out of context from the current Regional Plan which should not be 
amended. I cannot stress the importance of getting this right for the sake of the community 
and region. 

Thank you for your consideration. 

JeffDiToro 

(858) 480-1771 
jeff diwo@gmaU CAW 
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rec;pinnt and may b• non-pub/fc, prcprieta1y, co,fidnntial and!or legally 
privileged. Unaothorized us<1, disc/ornr<1, or r<production is strictly prohibited, and may b• 
unla-,;fol . .[you hav• rec,ived this 2/ectronic transmission in error,plruso not;fy th• snnder 
immediately by r<ply e-mail and delete the message and any attachmnnts. 
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Response to Comment Letter I12 

E Dots 
June 26, 2023 

I12-1 The comment is an introduction to comments that follow. 

I12-2 Impacts to migratory birds were addressed in Section 
5.4, Biological Resources, of the SEIR. The project will 
comply with the Migratory Bird Treaty Act (MBTA) along 
with implementation of MM-BIO-1 and MM-BIO-2; 
therefore, Section 5.4 concluded that impacts to 
migratory birds would be less than significant.  

Additionally, as determined in SEIR Section 5.4.3, 
potential construction-related noise and lighting 
impacts to sensitive habitats and species would be less 
than significant with the inclusion of MM-BIO-1, MM-
BIO-2, CM-BIO-1, and CM-NOI-2. Similarly, according to 
the results of the LUAGs and significance threshold 
analysis, long-term significant impacts to biological 
resources from proposed lighting fixtures would be less 
than significant as all lighting near or facing Multi-
Habitat Planning Area lands would be directed 
downward or would be appropriately shielded. Please 
also see MR-3, Indirect Impacts Relative to Multi-Habitat 
Planning Area (MHPA) Lands and Biological Resources.  

I12-3 As concluded in Section 5.9, Visual Effects, of the SEIR, 
because of the proximity and influence of existing 
nighttime lighting sources to the project site, installation 
of downward-directed and shielded lighting fixtures, 
and buffering of potential effects adjacent to 
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(North City Future Urbanizing Area) 

El Camino Real Assisted livi ng Facility 

Project No. 675732 

Comme nts regarding : Draft SubseQu ent Environmental Impact Report/ SCH No. 2013071043 

I am writing to share my concerns regarding the above proje ct. 

Biological Resources: 

NPi5e nod I iehtine iroPRCT5 nee sienifirnntnnd I am concerned regarding their effects on migratory 
birds and other fauna on a site adjacent t o environmentally sensitive lands 

The completed church, which is not an active 24 hour facility, currently has two very bright lights on 

the back.side of the .structure which are highlyvi.sible and can be .seen from well over 120:Jft away. 

The a.s.si.sted living facility witl need to be operational 24 hours a day and will re Quire .s ignificant 

illumination, which will have an even greater impact on the .surrounding area. 

The noise generated by the church i.s minimal and occurs mainly on Sun day, during daylight hours. 

The 24 hour nature of the a.s.si.sted living facility means noise will be more pervasive .since re.sident.s 

and .staffwill be on.site every day. 

Vlsual Effects and Neighborhood Character: 

The neeative aesthetic and virnal inrnmPatibilitv pf the Prniect are sienifirnnt The de.s ign of the 

three .story 105,568-.sQft facility i.s not cohesive with the .surroundings give n the .s iz e, layout, and 

color of the project. The zoning of the area i.s Agricultural (AR- 1-1), which i.s why the project would 

rei:iuire an uncodified conditional u.se permit. 

Tra rss portatio n/Traffic: Ci rc:ulatio n: 

The tavrnt ot: El CaminoB ea! relative to the assisted 1i1,in°faciliW raises mam, concerns 

Traffic into the .site i.s only poss ible traveling north; anyone wishing to enter traveling .south mu.st 

drive pa.st the facility and make au-turn at Sea Country Lane. The leftju-turn lane at the inter.section 

doe.s not appear to be de.signed to .support a lot of cars, during peaktime.s traffic would like ly back 

up into through traffic. 

Traffic out of the .site i.s only possible traveling north; anyone wishing t o travel .south mu.std rive pa.st 
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established uses with proposed landscaping, impacts 
related to lighting emitted from the Assisted Living 
Facility would remain less than significant. Furthermore, 
the project would comply with the City’s Outdoor 
Lighting Regulations. 

Increased noise resulting from the Assisted Living 
Facility was analyzed in Section 5.10, Noise, of the SEIR. 
As concluded in the SEIR, impacts related to an increase 
in ambient noise level during construction would be less 
than significant with the incorporation of MM-NOI-1. 
Operational noise impacts were determined to be less 
than significant. 

I12-4 Section 5.9.3.3 of the SEIR addresses the potential visual 
incompatibility and concluded that the Assisted Living 
Facility would be consistent with the applicable AR-1-1 
development regulations of San Diego Municipal Code and 
would not result in strong contrast with the established 
character of the area, and impacts (specifically, those 
associated with architectural style and consistency/visual 
compatibility with surrounding development) would be 
less than significant. Visual impacts were determined to be 
less than significant. Further, the project would comply 
with AR-1-1 zone requirements. 

I12-5 Please see Response to Comment (RTC) O2-75. 

I12-6 Please refer to MR-2, Wildfire Hazards and Evacuation, 
regarding access analysis for emergency responders 
and RTC O2-75 regarding safety along El Camino as it 
relates to the project driveway. 

the church and make au-turn at San Dieguito Road. The u-turn lane at the intersection does not 
appear to be designed to support a lot of cars, during peak times traffic would likely back up into 
through traffic. 

Since all traffic into the site must enter traveling north the likelihood that the deceleration lane 
cverflows into the blind turn on El Camino poses a serious safety risk to motorists, who are not 
expecting to encounter stopped cars in the road. 

He ah h Safety: 
Acce5s tot be facility by emernencv responders co111d row 1erio11s risks to the safety of the 
responders and also motorists The traffic on El Camino Real e.xists in two primary states, a race track 
with cars speeding 10-20 mph above the posted speed limit, and a parking lot where cars barely 
move. 
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Response to Comment Letter I13 

Anu and Uday Delouri 
June 26, 2023 

I13-1 The comment provides an introduction to comments 
that follow. 

I13-2 As described in SEIR Chapter 1, Introduction, the 
certified 2014 Church EIR analyzed the development of 
the Church and three accessory buildings. Subsequent 
to the certification of the 2014 Church EIR, the Church 
congregation acquired an adjacent parcel for the 
development of the Assisted Living Facility. Due to this 
additional information, this SEIR is being prepared in 
accordance with CEQA Guidelines Section 15162(a)(2), 
which states a subsequent or supplemental EIR must be 
prepared if “[s]ubstantial changes occur with respect to 
the circumstances under which the project is 
undertaken which will require major revisions of the 
previous EIR or Negative Declaration due to the 
involvement of new significant environmental effects or 
a substantial increase in the severity of previously 
identified significant effects.” This SEIR is prepared to 
address the substantial change in circumstances at the 
project site pursuant to Section 15162(a)(2) and to 
address the new information of substantial importance 
pursuant to Section 15162(a)(3). See also Response to 
Comment (RTC) O2-10. 

Comment Letter 113 

June 26, 2023 

From 
Anu and Uday Delouri 

13 740 Ros.ecroft Way 
San Diego, Ca 92130 

To 
Email Letter to DSDEAS@Sandiego.gov 
Sara Os.born 
Oty of San Diego Development Services. Center 
1222 Firs.tAvenue, MS 501 

San Diego, CA 92101 

Subject: El Camino Real As.s.is.ted Living Facility/675 732 Comment Letter on theSubs.equent 

Environmental Impact Report 

Upon review and consideration of the Subsequent EIR for the proposed El Camino Real Assisted Living 
Facility please s.ee included my comments. for where the document is. lacking. 

1. The premise un der which the Subsequent Env ironmental Report (SEIR) has. been prepared is. not 

valid because the SEIR fails. to µ'ovide substantial evidence that the project is. Nwithin the s.cope" of 
the previously certified EIR. 

2. The purpose and legal authority of an EIR is to disclose the significant environmental effects of the 
project, alternatives to the project, and possible ways to reduce or avoid potential environmental 
damage (14 CCR 15002). The project site is described as "bordered by MSCP MHPA open space to 
the east, residential uses (Stallions Crossing Residential Development) to the south, and an existing 
&lurch (Evangelical Formosan) to the west (Figure 2-2). The El Camino Real roadway is located along 
the northern project site boundary." 

Yet, while within the legal authority to notify the Stallions Crossing community theSEIR and Notice 
of Preparatio n were not circulated and made available on the date of release to the residents of this 
single gated communitywho share a common fence, accessible t rails, maintenance path, etc. This 
shows poor intent and being negligent towards following EIR legal requirements and therefore a 
new EIR that follows noticing requirements should be publicly circulated. 

3. The North City Future Urbaniz.ing Area (NCFUA) framework Plan designates the site in a "Very Low 
Density Residential and EnvironmentTier."This project is not a low density project and should be 
evaluated as such . 

4. lhe project objectives to provide an assisted living facility "in walking distance from the St. John 
Gara bed Armenian Church. (fundamental project objective)," suggests that the assisted living 
facility is not inclusive to all people and is seeking to gain approval on the basis of being a church 
amenity and a religious facility. 

5. Although the project objective is for the design to be cohesive with the surroundings, including the 
neighboring horn es in the Stallions Crossing development, St. John Gar abed Armenian Church, and 
the City of San Diego's Multiple Habitat Planning Area (MHPA), the P""Oposed development plan 

I 113-2 

I 113-5 

I ,n, 

J 113-7 
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I13-3 Comment noted. The comment does not address the 
adequacy or accuracy of the SEIR, and no response 
is required. 

I13-4 Please refer to SEIR Section 1.1.2 for information 
regarding the Notice of Preparation circulated for a 30-
day public scoping period, which ended January 14, 2022. 
A distribution list for the Notice of Preparation is included 
in Appendix A of the SEIR. Please refer to SEIR Section 1.2 
for information regarding public review of the Draft SEIR.  

I13-5 Consistency with the North City Future Urbanizing Area 
(NCFUA) Framework Plan is addressed in Section 5.1, 
Land Use, of the SEIR. The project is consistent with 
NCFUA Framework Plan development Alternative 3, 
which allows for development pursuant to Conditional 
Use Permit regulations “provided that the conditional 
uses are natural resource dependent, non-urban in 
character and scale, or are of an interim nature which 
would not result in an irrevocable commitment of the 
land precluding future uses” (City of San Diego 1992). 
The Assisted Living Facility has been designed to be non-
urban in character and scale and is consistent with the 
applicable NCFUA Framework Plan policies.  

I13-6 Comment noted. Please see RTC O2-59 regarding Project 
Objective 3. The comment does not address the adequacy 
or accuracy of the SEIR, and no response is required. 

I13-7 Through compliance with AR-1-1 zone requirements, the 
building design and site plan of the Assisted Living 
Facility would be non-urban in character and would also 

could be cons.idered medium to high dens.ity and not befitting with the adjacent s.ingle-family homes. 
and protected opens.pace. 

6. Although the project s.tates. to include adequate parking to prevent overflow into the adjacent St. 
John Garabed Armenian Church and neighborhood parking areas., the project does. not dis.cus.s. the 

impact of traffic and circulation on s.ite when the Church is. in s.es.s.ion and motor is.ts. drive in and out 
in s.earch of parking. 

7. TheSEIR does. not adequately addres.s. Emergency Acces.s. and s.afety conditions. for the res.idents. of 

the as.s.is.ted living facility. Given the s.iting of the facility on the Church campus. with only a right turn 
in and right turn outtheSEIR does. not dis.cus.s. that the dis.a bled, elderly, memory care res.idents.1Mlo 
would likely be trapped in and only be evacuated once the main church and ancillary b.Jildings. on 

the camp us. have been evacuated. It does. not dis.cus.s. the queuing of emergency vehicles. and 
ambulances. that will be needed during an emergency evacuation for the124 res.id ents. 

8. Traffic ls.s.ues.: Although the s.ite is. approximately0.65 miles. eas.t of lnters.tate (I) 5 and approximately 

1.8 miles. eas.t of the coas.tline the traffic s.tudy does. not addres.s. the impacts. of traffic on coas.tal 
acces.s.. In addition, the Church EIR that was. adopted in 2014 dd not include the current s.iteof 3.97 

acres. with an as.s.is.ted facility. The project was. analyz.ed for traffic impacts. in 2021 during the 
COVID-19 pandemic. Jt is. therefore incorrect to aggregate impacts. of the as.s.is.ted living with an old 

and outdated traffic s.tudy, als.o noting that traffic meth odology has. s.ince changed from LOS to VMT. 
Traffic co unts. during a pandemic were s.ubs.tantially low and us.ing a mere factor of es.calation is. 
uns.ubs.tantiated. A n~traffic s.tudythat evaluates. the entire generation of traffic from the s.ite 

(Church, ancillary buildings. and as.s.is.ted living) is. therefore required . Traffi c s.tudies. are generally 
required to be updated every tvvo years. and us.ing an es.calation factor does. not reflect real life 

s.cenarios.. 

9. Sea Level Ris.e: Although the SEIR s.tates. that the "Site elevation within theAs.s.is.ted Living Facility 

parcel ranges. from approximately 15 feet to 60 feet above means.ea level" it fails. to addres.s. the 

impacts. of Sea Level Ris.e. 

10. Dis.cretiona ry Approval: Although Nurs.ing Facilities. including as.s.is.ted living facilities. are not allowed 
in Propos.ition A lands., the SEIR fails. to addres.s.1Mlyvoter propos.ition is. not needed, thus. violating 
propos.ition A to allow for this. us.e in the AR-1-1 z.one . Given the major convers.ion of opens.pace 

(General Plan; NCFUA Fra m~ork Plan; San Dieguito Lagoon) a thorough jus.tification is. required. 

In conclus.ion, the project appears. to be approved as. propos.ed lacking a thorough alternatives. analys.is. 
and has. a narrowly written SEIR with weak objectives. and jus.tification for the project at this. location 
(walking dis.tance to adjacent church, "u nderutiliz.ed" s.ite) therefore it is. re comm ended that the project 

be redes.igned to comply with exis.ting land us.e zoning and ordinances.with adequate and s.tandalone 
environmental analys.is. that is. publicly circulated to include the neighboring res.idents. who s.hare a 

common fence. 

Sincerely, 

Anu and Uday Delouri 

I 113-7 
Cont 

I13-ll 
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I 113-12 
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be consistent in bulk and scale to surrounding 
development. While surrounding development in the 
area lacks a consistent architectural theme, the 
Mediterranean style of the Assisted Living Facility would 
include design features that would be compatible with 
design features (primarily multistory construction, light 
colored, stucco clad exteriors, red tiled roofs, and 
landscaped yards) displayed by development in the 
surrounding area, including the broad San Dieguito 
River Valley landscape. 

I13-8 Please see RTC O2-71 regarding traffic impacts and RTC 
O2-72 regarding parking on site.  

I13-9 Please refer to RTC O2-19 and MR-2, Wildfire Hazards 
and Evacuation. 

I13-10 Please see RTC O2-70. 

I13-11 Sea level rise is not a CEQA issue and therefore was not 
analyzed as part of the SEIR. Further, impacts related to 
hydrology, including inundation due to flood, were 
determined to be less than significant. Finally, as the 
project is located approximately 1.8 miles from the 
ocean and complies with both the 2016 Climate Action 
Plan (CAP) Consistency Checklist and 2022 CAP updated 
regulations (which are in effect in the Coastal Zone since 
June 2023), the project would not exacerbate any 
existing hazard pertaining to sea level rise.  

I13-12 The project’s consistency with the General Plan, NCFUA 
Framework Plan, San Dieguito River Park Concept Plan, 
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and Proposition A lands was addressed in SEIR Section 
5.1.3.1. Please also see MR-1, Land Use and Zoning 
Consistency, regarding consistency with Proposition A. 

I13-13 The comment includes conclusionary remarks and 
expresses general opposition to the project. 
Comment noted.  
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EXECUTIVE SUMMARY 

ES-1 INTRODUCTION 

This Final Subsequent Environmental Impact Report (FSEIR) has been prepared by the City of 
San Diego (City) as lead agency pursuant to the California Environmental Quality Act (CEQA) 
(California Public Resources Code 21000 et seq.) and the CEQA Guidelines (California Code of 
Regulations [CCR], Section 15000 et seq.). This FSEIR evaluates the change in environmental impacts 
associated with the incorporation of the El Camino Real Assisted Living Facility (Assisted Living 
Facility) into the St. John Garabed Armenian Church (Church) project (PTS #240283). The 
construction and operations of the Church were previously approved by the City in 2015 and 
included a 350-seat church and three accessory use buildings on a 13.36-acre site located at 13925 
El Camino Real, San Diego. Subsequent to the certification of the 2014 St. John Garabed Armenian 
Church Project Final Environmental Impact Report (Project No. 240283/SCH No. 2013071043; 2014 
Church EIR), the Church congregation acquired a 3.97-acre adjacent parcel to the Church site and 
are pursuing an amendment to their existing approvals to develop the Assisted Living Facility on that 
adjacent parcel. 

The project site is approximately 17.33 acres in size and is located within the North City Future 
Urbanizing Area (NCFUA) Framework Plan boundary. The project site is located along El Camino Real 
between Sea Country Lane and San Dieguito Road and is approximately 0.65 miles east of Interstate 
(I) 5 and approximately 1.86 miles east of the coastline. The project site is bordered by open space to 
the north and east, residential uses to the south, and an existing church (Evangelical Formosan 
Church) to the west.  

The Assisted Living Facility would require the approval of several discretionary actions: a Conditional 
Use Permit (CUP) Amendment; a Site Development Permit (SDP) Amendment; an Uncodified CUP 
Ordinance; a Neighborhood Use Permit (NUP); an amendment to Coastal Development Permit No. 
6-15-0142 (CDP) (issued by the California Coastal Commission); and approval of the Final SEIR. The 
amendment to CUP No. 862494 is required to allow for the Assisted Living Facility on the parcel 
which is zoned as Agricultural Residential (AR-1-1). The CUP Amendment would amend the existing 
Church CUP, including a condition for a lot-tie agreement requiring the Church and Assisted Living 
Facility to be developed as one overall project. The amendment to SDP No. 862495 is required to 
allow development within Environmentally Sensitive Lands (approximately 10% of the site is located 
in the 100-year floodplain and 28% is located in the MHPA). The NUP is required to allow for a 
Comprehensive Sign plan and associated project signage. The  Uncodified CUP Ordinance is 
required to allow development of a Residential Care Facility (Nursing Facility) with a CUP in the AR-1-
1 zone through an uncodified ordinance. SDMC Section 141.0413 prohibits Nursing Facilities in 
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Proposition A Lands. The proposed use qualifies for reasonable accommodations pursuant to SDMC 
Section 131.0466 to allow a deviation to development regulations to afford disabled persons the 
equal opportunity to use and enjoy a dwelling. A deviation to the regulation prohibiting Nursing 
Facilities in Proposition A Lands was approved in accordance with SDMC Section 131.0466 via 
Process 1 review. The CDP Amendment, issued by the California Coastal Commission, is required to 
allow for development within the Coastal Overlay Zone. In addition to these discretionary actions, 
and as discussed above, a reasonable accommodations would be required for the proposed 
Assisted Living Facility to afford disabled persons an equal opportunity to use and enjoy housing 
accommodations or a dwelling, per the federal Fair Housing Act (42 USC 3601–3619) and the 
California Fair Housing and Employment Act (Govt Code 12900–12996). Lastly, the original Church 
site and the more recently acquired Assisted Living Facility parcel would be joined together by a Lot 
Tie Agreement as a condition of project approval. 

The City would use this FSEIR and supporting documentation to consider the required discretionary 
permits. Additional agencies would use this FSEIR and supporting documentation in their decision-
making process; these agencies include the California Coastal Commission. 

ES-2 PROJECT DESCRIPTION AND BACKGROUND 

The project includes the previously approved Church, as well as the addition of the Assisted Living 
Facility. The entire project site is approximately 17.33 acres. Access to both components would be 
provided via the Church entrance off El Camino Real.  

The Church includes a 350-seat church and three accessory use buildings on a 13.36-acre parcel. The 
total area of the Church is 51,680 square feet (sf) with a lot coverage of 40,960 sf. Refer to the 2014 
Church EIR Chapter 3.0, Project Description, for figures and additional details regarding the Church. 
As indicated above, the Church was previously approved and the subject of this FSEIR is the addition 
of the Assisted Living Facility. The Church has been constructed and is now operational. The three 
accessory buildings that would be associated with the Church have not yet been constructed. 

The Assisted Living Facility proposes 105 rooms and supporting amenities. The three-story Assisted 
Living Facility would be 105,568 sf and 40 feet tall. Additionally, the Assisted Living Facility would 
provide 57 surface parking spaces (a minimum of 42 parking spaces are required)and on-site 
landscaping. The Assisted Living Facility would retain 1.12 acres in the eastern area of the parcel as 
open space in accordance with the existing designated MHPA area. This area would be covered by a 
Covenant of Easement and maintained as open space in perpetuity. Additional detailed project 
description information is provided in Chapter 3.0, Project Description, of this SEIR. 
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ES-3 IMPACTS DETERMINED TO BE SIGNIFICANT 

Table ES-1 provides a summary of significant impacts of the project pursuant to the CEQA 
Guidelines, Section 15123(b)(1). Impacts associated with biological resources, historical resources, 
noise, and tribal cultural resources were identified as significant and mitigated to a level that is 
considered less than significant. No impacts were identified as significant and unavoidable.  

The mitigation measures listed in Table ES-1 are also discussed within the relevant topical area in 
Chapter 5 and included in the Mitigation Monitoring and Reporting Program within Section 10.0 of 
this FSEIR. 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
Biological Resources  

Development of the 
Assisted Living 
Facility would result 
in potentially 
significant indirect 
impacts to the 
following special- 
status birds: 
California horned 
lark (Species of 
Special Concern), 
yellow warbler 
(Species of Special 
Concern), least 
Bell’s vireo (Federal 
and State listed as 
endangered, MSCP-
covered species), 
and white-tailed 
kite (CDFW 
Protected and Fully 
Protected Species) 
nesting.  

MM-BIO-1: Resource Protections During 
Construction  

I. Prior to Construction 

A. Biologist Verification: The 
owner/permittee shall provide a letter to 
the City’s Mitigation Monitoring 
Coordination (MMC) section stating that a 
Project Biologist (Qualified Biologist) as 
defined in the City of San Diego’s Biological 
Guidelines (2012), has been retained to 
implement the project’s biological 
monitoring program. The letter shall 
include the names and contact 
information of all persons involved in the 
biological monitoring of the project. 

B. Preconstruction Meeting: The Qualified 
Biologist shall attend the preconstruction 
meeting, discuss the project’s biological 
monitoring program, and arrange to 
perform any follow up mitigation 
measures and reporting including site-
specific monitoring, restoration or 

Biological resource impacts would be fully mitigated to below 
a level of significance with implementation of the mitigation 
measures listed at left. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  EXECUTIVE SUMMARY 

El Camino Real Assisted Living Facility Project  City of San Diego 
        ES-5 October 2024 

Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
revegetation, and additional fauna/flora 
surveys/salvage. 

C. Biological Documents: The Qualified 
Biologist shall submit all required 
documentation to MMC verifying that any 
special mitigation reports including but 
not limited to, maps, plans, surveys, 
survey timelines, or buffers are completed 
or scheduled per City Biology Guidelines, 
Multiple Species Conservation Program 
(MSCP), Environmentally Sensitive Lands 
Ordinance (Environmentally Sensitive 
Lands), project permit conditions; 
California Environmental Quality Act 
(CEQA); endangered species acts (ESAs); 
and/or other local, state or federal 
requirements. 

D. BCME: The Qualified Biologist shall 
present a Biological Construction 
Mitigation/Monitoring Exhibit (BCME) 
which includes the biological documents in 
C above. In addition, include: 
restoration/revegetation plans, plant 
salvage/relocation requirements (e.g., 
coastal cactus wren plant salvage, 
burrowing owl exclusions, etc.), avian or 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
other wildlife surveys/survey schedules 
(including general avian nesting and 
USFWS protocol), timing of surveys, 
wetland buffers, avian construction 
avoidance areas/noise buffers/ barriers, 
other impact avoidance areas, and any 
subsequent requirements determined by 
the Qualified Biologist and the City 
ADD/MMC. The BCME shall include a site 
plan, written and graphic depiction of the 
project’s biological mitigation/monitoring 
program, and a schedule. The BCME shall 
be approved by MMC and referenced in 
the construction documents. 

E. Avian Protection Requirements: To 
avoid any direct impacts to California 
horned lark, yellow warbler, and white-
tailed kite and any avian species that is 
listed, candidate, sensitive, or special 
status in the MSCP, removal of habitat that 
supports active nests in the proposed area 
of disturbance should occur outside of the 
breeding season for these species 
(February 1 to September 15). If removal 
of habitat in the proposed area of 
disturbance must occur during the 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
breeding season, the Qualified Biologist 
shall conduct a pre-construction survey to 
determine the presence or absence of 
nesting birds on the proposed area of 
disturbance. The pre-construction survey 
shall be conducted within three (3) 
calendar days prior to the start of 
construction activities (including removal 
of vegetation). The applicant shall submit 
the results of the pre-construction survey 
to City DSD for review and approval prior 
to initiating any construction activities. If 
California horned lark, yellow warbler, and 
white-tailed kite are detected, a letter 
report in conformance with the City’s 
Biology Guidelines and applicable State 
and Federal Law (i.e. appropriate follow up 
surveys, monitoring schedules, 
construction and noise barriers/buffers, 
etc.) shall be prepared and include 
proposed measures to be implemented to 
ensure that take of birds or eggs or 
disturbance of breeding activities is 
avoided. The report shall be submitted to 
the City for review and approval and 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
implemented to the satisfaction of the 
City. The City’s MMC Section and Biologist 
shall verify and approve that all measures 
identified in the report are in place prior to 
and/or during construction. 

F. Resource Delineation: Prior to 
construction activities, the Qualified 
Biologist shall supervise the placement of 
orange construction fencing or equivalent 
along the limits of disturbance adjacent to 
sensitive biological habitats and verify 
compliance with any other project 
conditions as shown on the BCME. This 
phase shall include flagging plant 
specimens and delimiting buffers to protect 
sensitive biological resources (e.g., 
habitats/flora & fauna species, including 
nesting birds) during construction. 
Appropriate steps/care should be taken to 
minimize attraction of nest predators to the 
site. 

G. Education: Prior to commencement of 
construction activities, the Qualified 
Biologist shall meet with the 
owner/permittee or designee and the 
construction crew and conduct an on-site 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
educational session regarding the need to 
avoid impacts outside of the approved 
construction area and to protect sensitive 
flora and fauna (e.g., explain the avian and 
wetland buffers, flag system for removal of 
invasive species or retention of sensitive 
plants, and clarify acceptable access 
routes/methods and staging areas, etc.). 

II. During Construction 

A. Monitoring: All construction (including 
access/staging areas) shall be restricted to 
areas previously identified, proposed for 
development/staging, or previously 
disturbed as shown on “Exhibit A” and/or 
the BCME. The Qualified Biologist shall 
monitor construction activities as needed 
to ensure that construction activities do 
not encroach into biologically sensitive 
areas, or cause other similar damage, and 
that the work plan has been amended to 
accommodate any sensitive species 
located during the pre-construction 
surveys. In addition, the Qualified Biologist 
shall document field activity via the 
Consultant Site Visit Record (CSVR). The 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
CSVR shall be e-mailed to MMC on the 1st 
day of monitoring, the 1st week of each 
month, the last day of monitoring, and 
immediately in the case of any 
undocumented condition or discovery. 

B. Subsequent Resource Identification: 
The Qualified Biologist shall note/act to 
prevent any new disturbances to habitat, 
flora, and/or fauna onsite (e.g., flag plant 
specimens for avoidance during access, 
etc.). If active nests or other previously 
unknown sensitive resources are detected, 
all project activities that directly impact the 
resource shall be delayed until species 
specific local, state or federal regulations 
have been determined and applied by the 
Qualified Biologist. 

A. Temporary Construction Noise (MM-
NOI-1): Prior to issuance of a grading 
permit, the grading plans shall be verified 
by the City to state the following: 

B. The proposed project applicant or 
its contractor will implement one or 
more of the following options for on-site 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
noise control and sound abatement 
means that, in aggregate, would yield a 
minimum of approximately 10 dBA of 
construction noise reduction during the 
grading phase of the project. 

o Administrative controls (e.g., 
reduce operating time of 
equipment and/or prohibit 
usage of equipment type[s] 
within certain distances to a 
nearest receiving occupied off-
site property). 

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

C. Install noise abatement on the 
site’s southern boundary fencing 
(or within, as practical and 
appropriate) in the form of 
sound blankets having a 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
minimum sound transmission 
class (STC) of 20 or comparably 
performing temporary solid 
barriers (e.g., plywood sheeting 
at least ½” thick, with no airgaps 
between adjacent vertical 
sheets) to occlude construction 
noise emission between the site 
(or specific equipment operation 
as the situation may define) and 
the noise-sensitive receptor(s) of 
concern. 

III. Post Construction Measures 

A. In the event that impacts exceed 
previously allowed amounts, additional 
impacts shall be mitigated in accordance 
with City Biology Guidelines, 
Environmentally Sensitive Lands and 
MSCP, State CEQA, and other applicable 
local, state and federal law. The Qualified 
Biologist shall submit a final BCME/report 
to the satisfaction of the City ADD/MMC 
within 30 days of construction completion. 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 

MM-BIO-2: Special-Status Avian Species 
(California horned lark, yellow warbler, and 
white-tailed kite) 

If California horned lark, yellow warbler or white-
tailed kite are detected through the 
preconstruction survey, a letter report or 
mitigation plan in conformance with the City’s 
Biology Guidelines and applicable state and 
federal law (i.e., appropriate follow up surveys, 
monitoring schedules, construction and noise 
barriers/buffers, etc.) shall be prepared and 
include proposed measures to be implemented to 
ensure that the disturbance of breeding activities 
is avoided. The report or mitigation plan shall be 
submitted to the City DSD for review and approval 
and implemented to the satisfaction of the City’s 
MMC Section. The City’s MMC Section and 
qualified bBiologist, in concert with the City, shall 
verify and approve that all measures identified in 
the report or mitigation plan are in place prior to 
and/or during construction are in place prior to 
and/or during construction to ensure that take of 
any listed or non-listed species would not occur.  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  EXECUTIVE SUMMARY 

El Camino Real Assisted Living Facility Project  City of San Diego 
        ES-14 October 2024 

Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
If California horned lark, yellow warbler or white-
tailed kite nesting is detected, then an 
appropriate impact avoidance area 
(minimallytypically a 300-foot buffer) shall be 
included in the mitigation plan and this buffer 
shall be established around the active nest using 
orange fencing or other clear demarcation 
method. The radius of this avoidance buffer shall 
be determined through coordination with the 
qualified project biologist and authorized by the 
City’s project manager and DSD and shall use 
orange fencing or other clear demarcation 
method to define the approved buffer which shall 
not be less than 300 feet.  

Least Bell’s Vireo 

Construction within 300 feet of any sensitive 
coastal or riparian areas with suitable habitat may 
have adverse direct and indirect impacts on least 
Bell’s vireo if construction occurs during the 
breeding season (March 15 through September 
15) for this species. Given the federal protection 
of least Bell’s vireo, specific mitigation would be 
required to prevent take of this species as 
outlined below: 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
Prior to the preconstruction meeting, the 
Environmental Designee (ED)/MMC shall verify 
that MHPA boundaries and the requirements 
regarding the least Bell’s vireo, as specified below, 
are shown on the biological monitoring exhibit 
and construction plans. 

No clearing, grubbing, grading, or other 
construction activities shall occur during least 
Bell’s vireo breeding season (March 15 through 
September 15) until the following requirements 
have been met to the satisfaction of the ED/MMC: 

1. A Qualified Biologist (possessing a valid 
Endangered Species Act Section 10[a][1][a] 
Recovery Permit) shall survey those 
habitat areas within the MHPA that would 
be subject to construction noise levels 
exceeding 60 decibels [dB(A)] hourly 
average for the presence of the least Bell’s 
vireo. Surveys for least Bell’s vireo, shall be 
conducted pursuant to the protocol survey 
guidelines established by the USFWS 
within the breeding season prior to the 
commencement of any construction. If 
least Bell’s vireo are present, then the 
following conditions must be met: 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
a. March 15 through September 15 for 

least Bell’s vireo, no clearing, grubbing, 
or grading of occupied habitat shall be 
permitted. Areas restricted from such 
activities shall be staked or fenced 
under the supervision of a Qualified 
Biologist; and  

b. March 15 through September 15 for 
least Bell’s vireo, no construction 
activities shall occur within any portion 
of the site where construction 
activities would result in noise levels 
exceeding 60 dB(A) hourly average at 
the edge of occupied habitat. An 
analysis showing that noise generated 
by construction activities would not 
exceed 60 dB(A) hourly average at the 
edge of occupied habitat must be 
completed by a Qualified Acoustician 
(possessing current noise engineer 
license or registration with monitoring 
noise level experience with listed 
animal species) and approved by the 
ED/MMC at least 2 weeks prior to the 
commencement of construction 
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Significance of Impact  

After Mitigation 
activities. Prior to the commencement 
of construction activities during the 
breeding season, areas restricted from 
such activities shall be staked or 
fenced under the supervision of a 
Qualified Biologist; or 

At least 2 weeks prior to the 
commencement of construction 
activities, under the direction of a 
Qualified Acoustician, attenuation 
measures (e.g., berms, walls) shall be 
implemented to ensure that noise 
levels resulting from construction 
activities would not exceed 60 dB(A) 
hourly average at the edge of habitat 
occupied by the least Bell’s vireo. 
Concurrent with the commencement 
of construction activities and the 
construction of necessary noise 
attenuation facilities, noise 
monitoring shall be conducted at the 
edge of the occupied habitat area to 
ensure that levels do not exceed 60 
dB(A) hourly average. If the noise 
attenuation techniques implemented 
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After Mitigation 
are determined to be inadequate by 
the Qualified Acoustician or Biologist, 
then the associated construction 
activities shall cease until such time 
that adequate noise attenuation is 
achieved or until the end of the 
breeding season (September 16). 
Construction noise monitoring shall 
continue to be monitored at least 
twice weekly on varying days, or more 
frequently depending on the 
construction activity, to verify that 
noise levels at the edge of occupied 
habitat are maintained below 60 
dB(A) hourly average or to the 
ambient noise level if it already 
exceeds 60 dB(A) hourly average. If 
not, other measures shall be 
implemented in consultation with the 
biologist and the ED/MMC, as 
necessary, to reduce noise levels to 
below 60 dB(A) hourly average or to 
the ambient noise level if it already 
exceeds 60 dB(A) hourly average. 
Such measures may include, but are 
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After Mitigation 
not limited to, limitations on the 
placement of construction equipment 
and the simultaneous use of 
equipment.  

2. If least Bell’s vireo are not detected during 
the protocol surveys, the Qualified 
Biologist shall submit substantial evidence 
to the ED/MMC and applicable resource 
agencies that demonstrates whether or 
not mitigation measures such as noise 
walls are necessary from March 15 
through September 15 for least Bell’s 
vireo, adherence to the following is 
required:  
a. If this evidence indicates that the 

potential is high for least Bell’s vireo 
to be present based on historical 
records or site conditions, then 
Condition 1(a) shall be adhered to as 
specified above. 

b. If this evidence concludes that no 
impacts to this species are anticipated, 
no mitigation measures would be 
necessary. 

Historical Resources 
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In the event that an 
unknown, intact 
archaeological 
material or burial-
related items are 
encountered 
during project 
construction, the 
potential 
disturbance to the 
site would be a 
potentially 
significant impact 

MM-CR-1: The following shall be implemented 
to protect unknown archaeological resources 
and/or grave sites that may be identified 
during project construction phases.  

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

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

Impacts to historical resources would be fully mitigated to 
below a level of significance with implementation of the 
mitigation measures listed at left. 
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After Mitigation 
B. Letters of Qualification have been 

submitted to ADD 

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

2. MMC will provide a letter to the 
applicant confirming the qualifications 
of the PI and all persons involved in 
the archaeological monitoring of the 
project meet the qualifications 
established in the HRG. 
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After Mitigation 
3. Prior to the start of work, the applicant 

must obtain written approval from 
MMC for any personnel changes 
associated with the monitoring 
program.  

II. Prior to Start of Construction 

A.  Verification of Records Search 

1. The PI shall provide verification to 
MMC that a site specific records search 
(1/2 mile radius) has been completed. 
Verification includes, but is not limited 
to a copy of a confirmation letter from 
South Coastal Information Center, or, 
if the search was in-house, a letter of 
verification from the PI stating that the 
search was completed. 

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

3. The PI may submit a detailed letter to 
MMC requesting a reduction to the 
one-quarter mile radius. 
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After Mitigation 
B. PI Shall Attend Precon Meetings 

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

a. If the PI is unable to attend the 
Precon Meeting, the Applicant 
shall schedule a focused Precon 
Meeting with MMC, the PI, RE, CM 
or BI, if appropriate, prior to the 
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Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
start of any work that requires 
monitoring. 

2. Identify Areas to be Monitored 

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

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

3.  When Monitoring Will Occur 

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

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

III. During Construction 

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

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

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

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

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

B. Discovery Notification Process 

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

2. The Monitor shall immediately notify 
the PI (unless Monitor is the PI) of the 
discovery. 

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

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

C.  Determination of Significance 

1. The PI and Native American 
consultant/monitor, where Native 
American resources are discovered 
shall evaluate the significance of the 
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Significance of Impact  

After Mitigation 
resource. If Human Remains are 
involved, follow protocol in Section IV 
below. 

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

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

c. If the resource is not significant, 
the PI shall submit a letter to MMC 
indicating that artifacts will be 
collected, curated, and 
documented in the Final 
Monitoring Report. The letter shall 
also indicate that that no further 
work is required. 

IV. Discovery of Human Remains 

If human remains are discovered, work shall halt 
in that area and no soil shall be exported off-site 
until a determination can be made regarding the 
provenance of the human remains; and the 
following procedures as set forth in CEQA Section 
15064.5(e), the California Public Resources Code 
(Sec. 5097.98) and State Health and Safety Code 
(Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the 
RE or BI as appropriate, MMC, and the 
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After Mitigation 
PI, if the Monitor is not qualified as a 
PI. MMC will notify the appropriate 
Senior Planner in the Environmental 
Analysis Section (EAS) of the 
Development Services Department to 
assist with the discovery notification 
process. 

2. The PI shall notify the Medical 
Examiner after consultation with the 
RE, either in person or via telephone. 

B. Isolate discovery site 

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

2. The Medical Examiner, in consultation 
with the PI, will determine the need for 
a field examination to determine the 
provenance. 
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After Mitigation 
3. If a field examination is not warranted, 

the Medical Examiner will determine 
with input from the PI, if the remains 
are or are most likely to be of Native 
American origin. 

C. If Human Remains ARE determined to be 
Native American 

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

2. NAHC will immediately identify the 
person or persons determined to be 
the Most Likely Descendent (MLD) and 
provide contact information. 

3. The MLD will contact the PI within 24 
hours or sooner after the Medical 
Examiner has completed coordination, 
to begin the consultation process in 
accordance with CEQA Section 
15064.5(e), the California Public 
Resources and Health & Safety Codes. 
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After Mitigation 
4. The MLD will have 48 hours to make 

recommendations to the property 
owner or representative, for the 
treatment or disposition with proper 
dignity, of the human remains and 
associated grave goods. 

5. Disposition of Native American Human 
Remains will be determined between 
the MLD and the PI, and, if: 

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

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

c. In order to protect these sites, the 
Landowner shall do one or more 
of the following: 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  EXECUTIVE SUMMARY 

El Camino Real Assisted Living Facility Project  City of San Diego 
        ES-34 October 2024 

Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  
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(1) Record the site with the NAHC; 

(2) Record an open space or 
conservation easement on the 
site; 

(3) Record a document with the 
County. 

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

D.  If Human Remains are NOT Native 
American 

1. The PI shall contact the Medical 
Examiner and notify them of the 
historic era context of the burial. 

2. The Medical Examiner will determine 
the appropriate course of action with 
the PI and City staff (PRC 5097.98). 

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

V. Night and/or Weekend Work 
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A. If night and/or weekend work is included 

in the contract 

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

2. The following procedures shall be 
followed. 

a. No Discoveries 

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

b. Discoveries 

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

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

d. The PI shall immediately contact 
MMC, or by 8AM of the next 
business day to report and discuss 
the findings as indicated in Section 
III-B, unless other specific 
arrangements have been made. 

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

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

2. The RE, or BI, as appropriate, shall 
notify MMC immediately. 

C. All other procedures described above shall 
apply, as appropriate. 
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VI. Post Construction 

A.  Preparation and Submittal of Draft 
Monitoring Report 

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

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

b. Recording Sites with State of 
California Department of Parks 
and Recreation 

The PI shall be responsible for 
recording (on the appropriate 
State of California Department of 
Park and Recreation forms-DPR 
523 A/B) any significant or 
potentially significant resources 
encountered during the 
Archaeological Monitoring 
Program in accordance with the 
City’s Historical Resources 
Guidelines, and submittal of such 
forms to the South Coastal 
Information Center with the Final 
Monitoring Report. 
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2. MMC shall return the Draft Monitoring 

Report to the PI for revision or, for 
preparation of the Final Report. 

3. The PI shall submit revised Draft 
Monitoring Report to MMC for 
approval. 

4. MMC shall provide written verification 
to the PI of the approved report. 

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

B. Handling of Artifacts 

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

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



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  EXECUTIVE SUMMARY 

El Camino Real Assisted Living Facility Project  City of San Diego 
        ES-41 October 2024 

Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
3. The cost for curation is the 

responsibility of the property owner. 

C. Curation of artifacts: Accession Agreement 
and Acceptance Verification 

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

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

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

D. Final Monitoring Report(s) 

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

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

Noise  
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
Due to the 
proximity of the 
construction 
activities to nearby 
residences, 
construction noise 
levels would 
potentially exceed 
the City’s adopted 
Noise Ordinance, 
San Diego 
Municipal Code, 
Section 5.9.5.0404 
(i.e., 75 dBA Leq12-
hour at 
residences]). As 
such, construction 
noise impacts of 
the Assisted Living 
Facility would be 
potentially 
significant.  

MM-NOI-1: Temporary Construction Noise 

Prior to issuance of a grading permit, the grading 
plans shall be verified by the City to state the 
following: 

The proposed project applicant or its contractor 
will implement one or more of the following 
options for onsite noise control and sound 
abatement means that, in aggregate, would yield 
a minimum of approximately 10 dBA of 
construction noise reduction during the grading 
phase of the Project. 
● Administrative controls (e.g., reduce operating 

time of equipment and/or prohibit usage of 
equipment type[s] within certain distances to 
a nearest receiving occupied off-site property). 

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

● Install noise abatement on the site’s southern 
boundary fencing (or within, as practical and 
appropriate) in the form of sound blankets 
having a minimum sound transmission class 

With the application of mitigation, project impacts related to 
noise would be reduced to below a level of significance. 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
(STC) of 20 or comparably performing 
temporary solid barriers (e.g., plywood 
sheeting at least ½” thick, with no airgaps 
between adjacent vertical sheets) to occlude 
construction noise emission between the site 
(or specific equipment operation as the 
situation may define) and the noise-sensitive 
receptor(s) of concern. 

MM-BIO-1: (see above) 

MM-BIO-2: (see above) 
Tribal Cultural Resources 

In the event that an 
unknown, intact 
archaeological 
material or burial-
related item is 
encountered 
during project 
construction, the 
potential 
disturbance to the 
site would be a 
potentially 
significant impact 

MM-CR-1: (see above) With the application of mitigation, project impacts related to 
tribal cultural resources would be reduced to below a level of 
significance. 

 I 
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Table ES-1  
Summary of Significant Environmental Impacts 

Impact Mitigation Measures 
Significance of Impact  

After Mitigation 
 Waste Management Plan (), I,, .  

 

  

I 
I 
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While Table ES-1 identifies the mitigation measures for the Assisted Living Facility, Table ES-2 compares the Assisted Living Facility impacts 
and mitigation with what was identified in the 2014 Church EIR.  

Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

5.1 Land Use 
General Plan and 
Community Plan 
Consistency 

Less than 
significant 

NA NA NA NA Less than significant 

Deviation or 
Variance 

No impact NA NA Although the 
Assisted Living 
Facility requires 
several 
discretionary 
actions, the 
Assisted Living 
Facility does not 
propose a 
variance or 
deviation that 
would lead to a 
significant 
physical impact 
on the 
environment. 

NA Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Impacts would be 
less than 
significant. 

MSCP 
Consistency 
(Direct Impacts) 

Potentially 
significant direct 
impact to the 
MHPA 

LU-1 
(revegetation of 
temporarily 
impacted 0.10 
acre area)  

Less than 
significant with 
mitigation. 

The Assisted 
Living Facility 
results in no 
direct impact to 
the MHPA, and 
the impact is less 
than significant. 

The Church 
impact to the 
MHPA remains 
the same as 
identified in the 
2014 Church EIR. 
Mitigation 
Measure LU-1 
from the 2014 
Church EIR has 
been 
implemented.  

2014 Church 
EIR Mitigation 
Measure LU-1 
is not 
applicable to 
the Assisted 
Living Facility. 

Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

MSCP 
Consistency 
(Indirect Impacts) 

Potentially 
significant 
indirect impact 
to the MHPA 

LU-2 (MHPA land 
use adjacency 
guidelines, 
including 
preconstruction 
surveys for 
California 
Gnatcatcher) 

Less than 
significant with 
mitigation 

The City now 
requires the 
Land Use 
Adjacency 
Guidelines as 
standard 
conditions. As 
such, the 
proposed 
Assisted Living 
Facility would 
include 
compliance with 
the Land Use 
Adjacency 
Guidelines as a 
standard 
condition (see 
CM-BIO-1). The 
Assisted Living 
Facility would 
have a less than 
significant 

Mitigation 
measure LU-2 
from the 2014 
Church EIR is 
not included 
as mitigation 
but rather as 
CM-BIO-1.  

Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

indirect impact to 
the MHPA. 

Divide an 
Established 
Community  

Not previously 
evaluated 

NA NA NA NA Less than significant 

General Plan 
Noise Element  

Not previously 
evaluated 

NA NA NA NA Less than significant 

5.2 Agricultural Resources 
Conversion of 
Farmland or 
Significant 
Farmland, 
Conflicts with 
Zoning for 
Agricultural Use 
or Williamson Act 
Contracts  

Less than 
significant 

NA NA NA NA Less than significant 

5.3 Air Quality  
Air Quality Plan Less than 

significant 
NA NA NA NA Less than significant 

Air Quality 
Violation 

Less than 
significant 

NA NA NA NA Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Exposure to 
Pollutants 

Less than 
significant 

NA NA NA NA Less than significant 

Odors Less than 
significant 

NA NA NA NA Less than significant 

Air Movement Not previously 
evaluated 

NA NA NA NA Less than significant 

5.4 Biological Resources 
Sensitive Habitats 
and Vegetation 
Communities 

Potentially 
significant direct 
impact to 0.10 
acre of sensitive 
vegetation 
communities in 
the MHPA  

LU-1 
(revegetation of 
temporarily 
impacted 0.10 
acre area) 

Less than 
significant 

Mitigation 
Measure LU-1 
from the 2014 
Church EIR has 
been 
implemented. 
The Assisted 
Living Facility 
would have a less 
than significant 
impact to 
sensitive habitats 
and vegetation 
communities and 
MM LU-1 is not 
applicable to the 

MM-LU-1 is 
not included 
as mitigation 
for the 
Assisted 
Living Facility. 

Less than significant  
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Assisted Living 
Facility.  

Special-Status 
Plant and Wildlife 
Species 

The Church 
would potentially 
impact nesting 
birds protected 
by the Migratory 
Bird Treaty Act 
(MBTA) and Fish 
and Game Code 
(FGC), which 
could be present 
on the site during 
the breeding 
season, including 
the California 
horned lark. 

BIO-1 
(Preconstruction 
surveys for 
nesting birds) 

Less than 
significant 

Projects must 
comply with state 
and federal 
regulations, 
including MBTA 
and FGC. In 
addition, the 
Assisted Living 
Facility would 
include 
compliance with 
the Land Use 
Adjacency 
Guidelines as a 
standard 
compliance 
measure (see 
CM-BIO-1).  

While the 2014 
Church EIR 
identified 

While 
Mitigation 
Measure BIO-
1 was 
previously a 
mitigation 
measure in 
the 2014 
Church EIR, 
this measure 
is now 
considered a 
compliance 
measure (see 
CM-BIO-1). 
Therefore, 
Mitigation 
measure BIO-
1 from the 
2014 Church 

Less than significant 
with mitigation  
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

potential impacts 
to nesting birds 
protected by the 
MBTA, including 
the California 
horned lark, it 
did not 
specifically 
identify impacts 
to nesting yellow 
warbler, least 
Bell’s vireo, and 
white-tailed kite 
that are 
identified for the 
Assisted Living 
Facility herein. 

EIR would not 
be required.  

Due to the 
additional 
potential 
impacts to 
sensitive 
nesting bird 
species, the 
Assisted 
Living Facility 
would require 
MM-BIO-1. 

Wetlands Less than 
significant 

NA NA NA NA Less than significant 

Wildlife 
Movement and 
Nursery Site 

Potentially 
significant 
impacts to 
nesting birds. 

BIO-1 
(Preconstruction 
surveys for 
nesting birds) 

Less than 
significant  

Projects must 
comply with state 
and federal 
regulations, 

While 
Mitigation 
Measure BIO-
1 was 

Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

including MBTA 
and FGC. In 
addition, the 
Assisted Living 
Facility would 
include 
compliance with 
the Land Use 
Adjacency 
Guidelines as a 
standard 
compliance 
measure (see 
CM-BIO-1).  

previously a 
mitigation 
measure in 
the 2014 
Church EIR, 
this measure 
is now 
considered a 
compliance 
measure (see 
CM-BIO-1). 
Therefore, 
Mitigation 
measure BIO-
1 from the 
2014 Church 
EIR would not 
be required.  

Habitat 
Conservation 
Plan and Local 
Biological 

Potentially 
significant direct 
and indirect 
impact to the 
MHPA  

LU-1 
(revegetation of 
temporarily 
impacted 0.10-
acre area)  

Less than 
significant 

Mitigation 
Measure LU-1 
from the 2014 
Church EIR has 
been 

The Assisted 
Living Facility 
would have 
less than 
significant 

No Impact 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Resource Policy 
Consistency 

LU-2 (MHPA land 
use adjacency 
guidelines, 
including 
preconstruction 
surveys for 
California 
Gnatcatcher) 

implemented 
and is not 
applicable to the 
Assisted Living 
Facility. The City 
now requires the 
Land Use 
Adjacency 
Guidelines be 
included as 
standard 
conditions 
instead of 
mitigation. As 
such, the 
proposed 
Assisted Living 
Facility would 
include 
compliance with 
the Land Use 
Adjacency 
Guidelines as a 

impacts 
related to 
biological 
resource 
policy 
consistency. 
measure LU-1 
of the 2014 
Church EIR 
does not 
apply. 
Mitigation 
measure LU-2 
from the 2014 
Church EIR is 
not included 
as mitigation 
but rather as 
CM-BIO-1. 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

standard 
condition (see 
CM-BIO-1) 
instead of as 
mitigation 
measure LU-2 of 
the 2014 Church 
EIR.  

Invasive Plant 
Species 

Potentially 
significant 
indirect impact 
to the MHPA 
through 
disturbance 
adjacent to 
natural open 
space.  

LU-1 
(revegetation of 
temporarily 
impacted 0.10 
acre area)  

LU-2 (MHPA land 
use adjacency 
guidelines, 
including 
preconstruction 
surveys for 
California 
Gnatcatcher) 

Less than 
significant  

Mitigation 
Measure LU-1 
from the 2014 
Church EIR has 
been 
implemented 
and is not 
applicable to the 
Assisted Living 
Facility. The City 
now requires the 
Land Use 
Adjacency 
Guidelines be 
included as 

Mitigation 
Measure LU-1 
does not 
apply. 
Mitigation 
Measure LU-2 
is not 
included as 
mitigation but 
rather as CM-
BIO-1. 

Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

standard 
conditions 
instead of 
mitigation. As 
such, the 
proposed 
Assisted Living 
Facility would 
include 
compliance with 
the Land Use 
Adjacency 
Guidelines as a 
standard 
condition (see 
CM-BIO-1). 

5.5 Greenhouse Gas Emissions 
Generate 
Significant 
Greenhouse Gas 
Emissions or 
Conflict with the 
City’s Climate 

Less than 
significant 

NA NA The City adopted 
the Climate 
Action Plan in 
2015. The current 
City CEQA 
Significance 

NA Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Action Plan or 
Another 
applicable Plan, 
Policy, or 
Regulation 

Determination 
Thresholds (City 
of San Diego 
2022) require the 
Assisted Living 
Facility to be 
analyzed per the 
City’s CAP 
Consistency 
Checklist. Most 
recently, on 
August 2, 2022, 
the City Council 
adopted an 
update to the 
CAP (2022 CAP 
Update). The City 
also updated its 
GHG threshold, 
which included a 
project’s 
compliance with 
the Climate 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Action Plan 
Consistency 
Regulations (CAP 
Consistency 
Regulations) as 
the new GHG 
threshold upon 
the applicable 
effective date of 
Ordinance O-
21528 
implementing 
the CAP 
Consistency 
Regulation. 
However, 
Regulatory 
requirements 
applicable to 
development 
projects 
pursuant to the 
CAP Consistency 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Regulations are 
not yet effective 
within the 
Coastal Zone and 
would only apply 
prospectively to 
projects with 
applications 
deemed 
complete after 
the CAP 
Consistency 
Regulations 
become effective 
in the Coastal 
Zone. However, 
Until the CAP 
Consistency 
Regulations go 
into effect in the 
Coastal Zone for 
new project 
applications, the 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

2016 CAP 
Consistency 
Checklist remains 
the applicable 
GHG threshold in 
the Coastal Zone. 
(O-21528, 
Sections 7, 10, 
and 11.) 
Nevertheless, 
projects are 
permitted to 
implement the 
regulations as 
project design 
features to aid 
the City in 
meeting its 
accelerated GHG 
targets. 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

5.6 Historical Resources 
Prehistoric and 
Historic 
Resources 

Potentially 
significant impact 
on unknown 
archaeological 
resources  

CR-1 
(Archeological 
Monitoring) 

Less than 
significant.  

NA Mitigation 
Measure CR-1, 
from the 2014 
Church EIR, 
would be 
applied to the 
Assisted 
Living Facility 
through MM-
CR-1. 

Less than significant 
with mitigation 

5.7 Paleontological Resources 
Paleontological 
Resources 

Potentially 
significant impact 
previously 
unrecorded 
paleontological 
material  

PALEO-1 
(Paleontological 
Monitoring)  

Less than 
significant  

Since the 
certification of 
the 2014 Church 
EIR, the City 
adopted San 
Diego Municipal 
Code Section 
142.0151, which 
requires 
paleontological 
monitoring when 

Mitigation 
Measure 
PALEO-1 is no 
longer 
applicable 
because 
paleontologic
al monitoring 
is now 
required by 
an existing 

Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

this threshold is 
exceeded.  

ordinance and 
is included as 
compliance 
Measure CM-
PAL-1.  

5.8 Transportation  
Consistency with 
Applicable 
Transportation 
Programs and 
Regulations 

Less than 
significant 

NA NA NA NA Less than significant 

VMT  Not previously 
analyzed 

NA NA While SB 743 was 
signed into law 
on September 
27, 2013 prior to 
the 2014 Church 
EIR certification, 
the 
implementing 
CEQA Guideline, 
15063.4, effective 
December 28, 
2018, set a 

NA Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

deadline of July 1, 
2020, for 
jurisdictions to 
transition from 
using LOS as a 
metric for 
determining 
transportation 
impacts to VMT. 
The City 
Significance 
Determination 
Guidelines were 
updated to 
include VMT in 
2020 subsequent 
the 2014 Church 
EIR. The Assisted 
Living Facility 
would have a less 
than significant 
VMT impact.  
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Hazardous Design Less than 
significant 

NA NA NA NA Less than significant 

Emergency Access No Impact  NA NA NA NA Less than significant 
5.9 Visual Effects and Neighborhood Character 

Public Scenic 
Vista Obstruction 

Less than 
significant 

NA NA NA NA Less than significant 

Negative 
Aesthetic 

Due to the 
proposed height 
of the Church 
dome (90 feet), 
impacts are 
considered to 
significant and 
unavoidable. 

NA Significant The Assisted 
Living Facility 
would comply 
with the zoning 
code height 
limits. Visual 
impacts of the 
proposed 
Assisted Living 
Facility would be 
less than 
significant. The 
Church dome 
would continue 
to be significant 
and unavoidable.  

NA Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Visual 
Incompatibility 

Due to the 
proposed height 
of the Church 
dome (90 feet), 
impacts are 
considered to 
significant and 
unavoidable. 
(same as above) 

NA Significant The Assisted 
Living Facility 
would comply 
with the zoning 
code height 
limits. Visual 
impacts of the 
proposed 
Assisted Living 
Facility would be 
less than 
significant. The 
Church dome 
would continue 
to be significant 
and unavoidable 
(same as above). 

NA Less than significant 

Landmark Tree Less than 
significant 

NA NA NA NA Less than significant 

Changes in 
Existing 
Landform 

Less than 
significant 

NA NA NA NA Less than significant 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Light and Glare Less than 
significant 

NA NA NA NA Less than significant 

5.10 Noise 
Ambient Noise 
Increase 

Less than 
significant 

NA NA The Assisted 
Living Facility 
construction 
would occur 
closer to sensitive 
receptors than 
the Church and 
would result in 
potentially 
significant 
construction 
noise impacts to 
residences. 

The Assisted 
Living Facility 
would 
implement 
MM-NOI-1 to 
reduce 
temporary 
construction 
noise.  

Less than significant 
with Mitigation 

Groundborne 
Vibration and 
Noise 

Less than 
significant 

NA NA NA NA Less than significant 

Airport Noise No Impact NA NA NA NA Less than significant 
5.11 Tribal Cultural Resources 

Tribal Cultural 
Resources 

Not previously 
evaluated 

NA NA At the time of the 
2014 Church EIR, 

The Assisted 
Living Facility 

Less than significant 
with mitigation 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

tribal cultural 
resource 
thresholds were 
not included in 
the CEQA 
Guidelines. In 
2014, Assembly 
Bill 52 updated 
Appendix G of 
the CEQA 
Guidelines to 
include impact 
thresholds 
related to 
impacts on tribal 
cultural 
resources. 

would include 
MM-CR-1, 
which 
includes 
archaeological 
monitoring to 
reduce 
impacts to 
tribal cultural 
resources.  

7.0 Effects Not Found to be Significant 
Energy Less than 

significant 
NA NA NA NA Less than significant 

Forestry 
Resources 

Not previously 
evaluated 

NA NA NA NA No Impact 
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Table ES-2 
Impact Summary of the 2014 Church EIR and FSEIR 

Issue Area 

2014 Church EIR Assisted Living Facility FSEIR 

Impact 
Mitigation 
Measure 

Significance of 
Impact After 
Mitigation 

Change In 
Circumstance or 

Impact 

New and/or 
Change in 
Mitigation Significance of Impact 

Geologic 
Conditions 

Less than 
significant 

NA NA NA NA Less than significant 

Health and Safety Less than 
significant 

NA NA NA NA Less than significant 

Hydrology/ Water 
Quality 

Less than 
significant 

NA NA NA NA Less than significant 

Mineral 
Resources 

No impact NA NA NA NA No impact 

Population and 
Housing 

No impact NA NA NA NA No impact 

Public Services Less than 
significant 

NA NA NA NA Less than significant 

Public Utilities Less than 
significant 

NA NA No No Less than significant 
with implementation 
of the project-specific 
WMP, included as 
Appendix M 

Wildfire  Less than 
significant 

NA NA No No Less than significant 
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ES-4 EFFECTS NOT FOUND TO BE SIGNIFICANT 

Section 15128 of the CEQA Guidelines requires that an EIR briefly describe potential environmental 
effects that were determined not to be significant. The following environmental issues discussed in 
Chapter 7.0, Effects Not Found to be Significant, are not considered significant and are therefore not 
discussed in detail in the EIR: energy, forestry resources, geologic conditions, health and safety, 
hydrology/water quality, mineral resources, population and housing, public services and facilities, 
public utilities (with implementation of the project-specific Waste Management Plan), and wildfire.  

ES-5 AREAS OF KNOWN CONTROVERSY 

The City Development Services Department circulated the Notice of Preparation (NOP) and Scoping 
Letter for the proposed project on December 15, 2021, to interested agencies, groups, and 
individuals. The 30-day public scoping period ended January 14, 2021. Comments received during 
the NOP public scoping period were focused on the following primary issues: land use, agricultural 
resources, biological resources, transportation, visual effects and neighborhood character, noise, 
tribal cultural resources, and public services and facilities. Refer to Appendix A for additional details. 

ES-6 ISSUES TO BE RESOLVED BY THE CITY COUNCIL 

The issues to be resolved by the decision-making body are whether to adopt the proposed project 
and whether the significant impacts of the project with respect to biological resources, cultural 
resources, noise, and tribal cultural resources have been fully mitigated below a level of significance. 
Lastly, the City would determine whether any alternative might meet the key objectives of the 
project while reducing its environmental impact. 

ES-7 PROJECT ALTERNATIVES 

An analysis of alternatives has been provided in this document to provide decision makers with a 
reasonable range of possible alternatives to be considered. The discussion in this FSEIR focuses on 
three alternatives: the No Project/No Build Alternative, the Sensitive Nesting Bird Construction Noise 
Impact Avoidance Alternative, and the Construction Noise Impact Avoidance Alternative. A matrix 
displaying the major characteristics and significant environmental effects of alternatives is provided 
in Table ES-3 to summarize the comparison. The Sensitive Nesting Bird Construction Noise Impact 
Avoidance Alternative results in the least environmental impacts while still meeting some of the 
project objectives and would be the environmentally superior alternative.  
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Table ES-3 
Alternatives Summary 

Environmental 
Issue Project 

No Project/No 
Build Alternative 

Sensitive 
Nesting Bird 
Construction 
Noise Impact 

Avoidance 
Alternative 

Construction 
Noise Impact 

Avoidance 
Alternative 

Land Use Impacts would be 
less than 
significant. 

Reduced Impacts Similar Impacts Similar Impacts 

Agricultural 
Resources 

Impacts would be 
less than 
significant. 

Similar Impacts Similar Impacts Similar Impacts 

Air Quality and 
Odor 

Impacts would be 
less than 
significant. 

Reduced Impacts Similar Impacts Similar Impacts 

Biological 
Resources 

Impacts would be 
less than significant 
with mitigation 
implemented. 

Reduced Impacts Reduced 
Impacts 

Similar Impacts 

Greenhouse Gas 
Emissions 

Impacts would be 
less than 
significant. 

Reduced Impacts Similar Impacts Similar Impacts 

Historical 
Resources 

Impacts would be 
less than significant 
with mitigation 
implemented. 

Reduced Impacts Similar Impacts Similar Impacts 

Paleontological 
Resources 

Impacts would be 
less than 
significant. 

Reduced Impacts Similar Impacts Similar Impacts 

Transportation/ 
Circulation and 
Parking 

Impacts would be 
less than 
significant. 

Reduced Impacts Similar Impacts Similar Impacts 

Visual Effects and 
Neighborhood 
Character 

Impacts would be 
less than 
significant. 

Reduced Impacts Similar Impacts Similar Impacts 

Noise Impacts would be 
less than significant 
with mitigation 
implemented. 

Reduced Impacts Similar Impacts Reduced 
Impacts 
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Table ES-3 
Alternatives Summary 

Environmental 
Issue Project 

No Project/No 
Build Alternative 

Sensitive 
Nesting Bird 
Construction 
Noise Impact 

Avoidance 
Alternative 

Construction 
Noise Impact 

Avoidance 
Alternative 

Tribal Cultural 
Resource 

Impacts would be 
less than significant 
with mitigation 
implemented. 

Reduced Impacts Similar Impacts Similar Impacts 
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ACRONYMS 

Acronym Definition 
AB Assembly Bill 
ACC Advanced Clean Cars 
ACT Advanced Clean Trucks 
ADD Assistant Deputy Director 
ADRP Archaeological Data Recovery Program 
AHU air handling unit 
AME Archaeological Monitoring Exhibit 
APE area of potential effect 
APN Assessor’s Parcel Number 
ATCM Airborne Toxic Control Measure 
BCME Biological Construction Mitigation/Monitoring Exhibit 
BI Building Inspector 
BMP best management practice 
BMZ Brush Management Zone 
CAA Clean Air Act 
CAAQS California Ambient Air Quality Standards 
CalEEMod California Emissions Estimator Model 
CALGreen California Green Building Standards Code 
CAP Climate Action Plan 
CARB California Air Resources Board 
CCC California Coastal Commission 
CCR California Code of Regulations 
CDFW California Department of Fish and Wildlife 
CDP Coastal Development Permit 
CEC California Energy Commission 
CEQA California Environmental Quality Act 
CESA California Endangered Species Act 
CFC California Fire Code 
CFGC California Fish and Game Code 
CH4 methane 
CM Compliance Measure 
CNEL Community Noise Equivalent Level 
CNRA California Natural Resources Agency 
CO carbon monoxide 
CO2 carbon dioxide 
CO2e carbon dioxide equivalent 
CPUC California Public Utilities Commission 
CRHR California Register of Historical Resources 
CRPR California Rare Plant Rank 
CSS coastal sage scrub 
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Acronym Definition 
CSVR Consultant Site Visit Record 
CUP Conditional Use Permit 
dB decibel 
dBA A-weighted decibel 
DIF Development Impact Fee 
DOC California Department of Conservation 
DPM diesel particulate matter 
DSD Development Services Department 
EAS Environmental Analysis Section 
ED Environmental Designee 
EIR Environmental Impact Report 
EO Executive Order 
EPA U.S. Environmental Protection Agency 
ESA Endangered Species Act  
ESL Environmentally Sensitive Lands 
FAR Floor Area Ratio 
FFLMR Fire Fuel Load Modeling Report 
FHWA Federal Highway Administration 
FMMP Farmland Mapping and Monitoring Program 
FPA Focused Planning Area 
FSEIR Final Subsequent Environmental Impact Report 
GHG greenhouse gas 
GWP global warming potential 
HAZWOPER Hazardous Waste Operations and Emergency Response  
HCFC hydrochlorofluorocarbon 
HCP Habitat Conservation Plan 
HFC hydrofluorocarbon 
HRG San Diego Historical Resources Guidelines 
IPCC Intergovernmental Panel on Climate Change 
JPA Joint Powers Authority 
LCP North City Local Coastal Program 
LDC Land Development Code 
LUP Land Use Plan 
MBTA Migratory Bird Treaty Act 
MHPA Multi-Habitat Planning Area 
MLD Most Likely Descendent 
MM Mitigation Measure 
MMC Mitigation Monitoring Coordination 
MPO metropolitan planning organization 
MRZ Mineral Resource Zone 
MS4 Municipal Separate Storm Sewer System 
MSCP Multiple Species Conservation Program 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  ACRONYMS 

El Camino Real Assisted Living Facility Project  City of San Diego 
        ACR-3 October 2024 

Acronym Definition 
MT metric ton 
N2O nitrous oxide 
NAAQS National Ambient Air Quality Standards 
NAHC Native American Heritage Commission 
NCFUA North City Future Urbanizing Area 
NDP Neighborhood Development Permit 
NF3 nitrogen trifluoride 
NHPA National Historic Preservation Act 
NHTSA National Highway Traffic Safety Administration 
NO2 nitrogen dioxide 
NOP Notice of Preparation 
NOx oxides of nitrogen 
NPDES National Pollution Discharge Elimination System 
NPS National Park Service 
NRHP National Register of Historic Places 
NSLU noise sensitive land uses 
NUP Neighborhood Use Permit 
OHP Office of Historic Preservation 
OPLA–PRP Omnibus Public Lands Act–Paleontological Resources Preservation 
OPR Office of Planning and Research 
OSHA Occupational Safety and Health Administration 
PDF Project Design Feature 
PDP Planned Development Permit 
PFC perfluorocarbons 
PI Principal Investigator 
PM Particulate Matter 
PM10 particulate matter with a diameter less than or equal to 10 microns 
PM2.5 particulate matter with a diameter less than or equal to 2.5 microns 
PPV peak particle velocity 
PRC California Public Resources Code 
PRD Planned Residential Development 
PTAC packaged terminal air-conditioning 
RAQS Regional Air Quality Strategy 
RE Resident Engineer 
RHNA Regional Housing Needs Assessment 
RPS Renewables Portfolio Standard 
RTP Regional Transportation Plan 
RWQCB Regional Water Quality Control Boards 
SANDAG San Diego Association of Governments 
SB Senate Bill 
SCAQMD South Coast Air Quality Management District 
SCE Southern California Edison 
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Acronym Definition 
SCIC South Coastal Information Center 
SCS Sustainable Communities Strategy 
SDAB San Diego Air Basin 
SDAPCD San Diego Air Pollution Control District 
SDFRD San Diego Fire-Rescue Department 
SDMC San Diego Municipal Code 
SDP Site Development Permit 
SEIR Subsequent Environmental Impact Report 
SF6 sulfur hexafluoride 
SIP State Implementation Plan 
SLCP short-lived climate pollutants 
SLF Sacred Lands File 
SO2 sulfur dioxide 
SOx sulfur oxides 
SPL sound pressure level 
SSC Species of Special Concern 
STC sound transmission class 
STP shovel test pit 
SWPPP Stormwater Pollution Prevention Plan 
TAC toxic air contaminant 
TCR tribal cultural resource 
TIS Traffic Impact Study 
TPA Transit Priority Area 
USFWS U.S. Fish and Wildlife Service 
VMT vehicle miles traveled 
VOC volatile organic compound 
WDM waste diversion measure 
WMP Waste Management Plan 
WPCP Water Pollution Control Plan 
ZEV zero-emission vehicle 
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CHAPTER 1.0 INTRODUCTION 

This Final Subsequent Environmental Impact Report (FSEIR) evaluates the change in environmental 
impacts associated with the incorporation of the El Camino Real Assisted Living Facility (Assisted 
Living Facility) into the St. John Garabed Armenian Church (Church) project (PTS #240283). The 
construction and operations of the Church were previously approved by the City of San Diego (City) 
in 2015 and included a 350-seat church and three accessory use buildings on a 13.36-acre site 
located at 13925 El Camino Real, San Diego. The Church has been constructed and is now 
operational. The three accessory buildings that would be associated with the Church have not yet been 
constructed. Subsequent to the certification of the 2014 St. John Garabed Armenian Church Project 
Final Environmental Impact Report (Project No. 240283/SCH No. 2013071043; 2014 Church EIR), the 
Church congregation acquired a 3.97-acre adjacent parcel to the Church site and are pursuing an 
amendment to their existing approvals to develop the Assisted Living Facility on that adjacent parcel. 
The project consists of an expansion of the approved Church to include an Assisted Living Facility. 
Refer to Chapter 3 for the full project description. 

This FSEIR is intended for use by decision makers in considering whether to approve or deny the 
proposed Assisted Living Facility. It provides relevant information concerning the potential 
environmental effects associated with the construction and operation of the Assisted Living Facility. 
Discretionary actions being considered by the makers to implement the Assisted Living Facility:  

• Site Development Permit (SDP) Amendment  

• Conditional Use Permit (CUP) Amendment  

• Uncodified CUP Ordinance 

• Neighborhood Use Permit (NUP) 

• Coastal Development Permit (CDP) Amendment (issued by the California Coastal Commission)  

• Final SEIR  

1.1 CEQA REQUIREMENTS 

1.1.1 CEQA COMPLIANCE  

The 2014 Church EIR was certified by the Planning Commission (Project No. 240283/SCH No. 
2013071043) on October 20, 2014. The Church included 350-seat church and three accessory use 
buildings on the 13.36-acre site located at 13925 El Camino Real, San Diego. Subsequent to the 
certification of the 2014 Church EIR, the Church congregation acquired a 3.97-acre neighboring 
parcel to the Church parcel to pursue development of the Assisted Living Facility on the site.  
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When an EIR has been certified for a project, a subsequent or supplemental EIR must be prepared if 
one of the following conditions has been met (State CEQA Guidelines Section 15162[a]):  

(1) Substantial changes are proposed in the project which will require major revisions of the 
previous EIR due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects; 

(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR due to the involvement of 
new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete, shows any of the following: 

A. The project will have one or more significant effects not discussed in the previous EIR; 

B. Significant effects previously examined will be substantially more severe than shown in 
the previous EIR; 

C. Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, 
but the project proponents decline to adopt the mitigation measure or alternative; or 

D. Mitigation measures or alternatives which are considerably different from those 
analyzed in the previous EIR would substantially reduce one or more significant 
effects on the environment, but the project proponents decline to adopt the 
mitigation measure or alternative. 

Due to new information of substantial importance that was not known at the time the 2014 Church 
EIR was certified, this FSEIR is being prepared in accordance with CEQA Guidelines Section 15162. This 
FSEIR tiers from the certified 2014 Church EIR (Project No. 240283/SCH No. 2013071043). This FSEIR 
considers the issues discussed in the first-tier document and evaluates whether a significant effect has 
been adequately addressed or if there is an effect that was not addressed in the 2014 Church EIR. As 
needed, additional or updated mitigation is provided to address significant environmental impacts of 
the proposed Assisted Living Facility. 

According to Section 21002.1(a) of the CEQA statutes, “The purpose of an environmental impact report 
is to identify the significant effects on the environment of a project, to identify alternatives to the 
project, and to indicate the manner in which those significant effects can be mitigated or avoided.” 
CEQA also establishes mechanisms whereby the public and decision makers can be informed about 
the nature of the project being proposed, and the extent and types of impacts that the project and its 
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alternatives would have on the environment if they were to be implemented. This FSEIR has been 
prepared to comply with all criteria, standards, and procedures of the CEQA Guidelines (14 CCR 15000 
et seq.). This FSEIR has also been prepared pursuant to the City’s Significance Determination 
Thresholds (2022), and represents the independent judgment of the City as lead agency. 

1.1.2 NOTICE OF PREPARATION AND SCOPING MEETING 

The scope of analysis for this FSEIR was determined by the City in a scoping letter dated December 
2021, as well as a result of public responses to the Notice of Preparation (NOP). In compliance with 
Section 15082 of the CEQA Guidelines, the City Development Services Department circulated the 
NOP to interested agencies, groups, and individuals. The NOP has been included as Appendix A1 of 
this FSEIR. The 30-day public scoping period ended January 14, 2022. Consistent with Section 
21083.9 of the CEQA Statutes, a public scoping meeting was held to solicit comments regarding the 
scope and analysis of the EIR. Consistent with the Office of Planning and Research guidance relating 
to the convening of scoping meetings in the State of California in response to the COVID-19 
pandemic, the City of San Diego used technology tools available to engage members of the public 
and to solicit input on the scope of the environmental document. Therefore, in lieu of a public 
scoping meeting to be held in person, a pre-recorded presentation was made accessible to the 
public and available for viewing from December 15, 2021 to January 14, 2022. Comments received 
during the NOP public scoping period were considered during the preparation of this FSEIR. The 
NOP comments are included as Appendix A2 of this FSEIR. This FSEIR serves as a subsequent 
document to the previously certified 2014 Church EIR, as referenced above. All environmental issues 
analyzed in the 2014 Church EIR were considered during initial review of the project. Based on the 
NOP comment letters and the previously certified 2014 Church EIR, the following issues were 
determined to be potentially significant and are therefore addressed in Chapter 5.0, Environmental 
Analysis, of this document: 

• Land Use  

• Agricultural Resources 

• Air Quality and Odor 

• Biological Resources 

• Greenhouse Gas Emissions 

• Historical Resources 

• Paleontological Resources  

• Transportation/Traffic Circulation 

• Visual Effects/Neighborhood Character 
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• Noise 

• Tribal Cultural Resources 

The analysis in this FSEIR evaluates the adequacy of the 2014 Church EIR relative to the approval of 
the project. The 2014 Church EIR indicates that significant impacts for the project site would be 
substantially lessened or avoided if the mitigation measures recommended in the 2014 Church EIR 
are implemented by future development for various environmental issues, as identified in Table ES-
2. Tribal Cultural Resources were not addressed in the 2014 Church EIR; however, the FSEIR 
incorporates this additional issue area because there is potential for a significant impact to Tribal 
Cultural Resources. Noise was included in Chapter 7, Effects Not Found to be Significant, in the 2014 
Church EIR. However, it has been included in Chapter 5 of this FSEIR, due to the potential of a 
significant impact associated with the Assisted Living Facility. A comparison of the FSEIR findings 
relative to the 2014 Church EIR findings is provided in Table ES-2. The project would implement 
applicable mitigation measures included in the 2014 Church EIR and/or this FSEIR, as indicated in 
Table ES-2. The remainder of the CEQA topic issues identified in the CEQA Guidelines Appendix G are 
addressed in Chapter 7.0, Effects Not Found to be Significant, of the FSEIR. 

1.2 PURPOSE AND LEGAL AUTHORITY 

The purpose of an EIR is to disclose the significant environmental effects of the project, alternatives to 
the project, and possible ways to reduce or avoid potential environmental damage (14 CCR 15002). 
This FSEIR evaluates the potentially significant environmental effects that would result with 
implementation of the project in conjunction with the 2014 Church EIR. As this is a FSEIR, this analysis 
will identify if the additional development of the proposed Assisted Living Facility in conjunction with 
the Church would result in any substantial new information or new or substantially increased 
environmental impacts that were not known at the time of the certification of the 2014 Church EIR.  

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

Draft SEIR  

This SEIR would be made available for review by members of the public and public agencies for 45 
days to provide comments “on the sufficiency of the document in identifying and analyzing the 
possible impacts on the environment and ways in which the significant effects of the project might 
be avoided or mitigated” (14 CCR 15204). This SEIR would be available for review at: 

City of San Diego, Development Services Department 
1222 First Avenue, Fifth Floor 
San Diego, California 92101-4153 
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Carmel Valley Branch of the San Diego Public Library 
3919 Townsgate Drive 
San Diego, California 92130 

City of San Diego Website: https://www.sandiego.gov/planning/work/ceqa 

The Notice of Availability of the SEIR was mailed as required by the CEQA Guidelines and the City. 

Final SEIR 

The City will consider written comments received on the SEIR in making its decision whether to 
certify the SEIR as complete and in compliance with CEQA, and also whether to approve or deny the 
project. In the final review, environmental considerations and economic and social factors will be 
weighed to determine the most appropriate course of action. As the designated lead agency, the 
City has assumed responsibility for preparing this document. When deciding whether to approve the 
project, the City will use the information included in this SEIR to consider potential impacts on the 
physical environment associated with the project. 

Subsequent to certification of the SEIR, agencies with permitting authority over all or portions of the 
project would use the SEIR as the basis for the SEIR evaluation of environmental effects of the 
project and approval or denial of applicable permits. 

Additional information regarding City and agency permits and approvals is detailed in Chapter 3.0 of 
this FSEIR. 

Lead Agency 

The City is the lead agency in preparing this FSEIR in accordance with the California Environmental 
Quality Act (CEQA) (California Public Resources Code, Section 21000 et seq.) and CEQA Guidelines (14 
CCR 15000 et seq.) As Lead Agency, the City of San Diego Development Services Department, 
Environmental Analysis Section conducted a preliminary review of the proposed development and 
determined that this FSEIR was required. The analysis and findings in this document reflect the 
independent, impartial conclusions of the City. 

Responsible and Trustee Agencies 

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



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 1.0 - INTRODUCTION 

El Camino Real Assisted Living Facility Project  City of San Diego 
       1-6 October 2024 

Implementation of the project would require consultation with the following responsible and trustee 
agencies, as described below. 

California Coastal Commission  

The California Coastal Commission (CCC) was established by the California Coastal Act of 1976. The 
CCC has planning and regulation authority over land and water within the Coastal Zone, which is 
mapped by the state legislator. The CCC enforces polices set forth by the Coastal Act. The policies 
generally pertain to issues such as public access and recreation along the coastline, visitor 
accommodations, habitat protection, visual resources, landform alteration, agricultural lands, 
commercial fisheries, industrial uses, water quality, offshore oil and gas development, transportation, 
development design, power plants, ports, and public works (CCC 2019). The project site is within the 
Coastal Zone and would require a Coastal Development Permit from the CCC. The CCC is a 
Responsible Agency for the project, as the project requires discretionary approval from the CCC. 

California Department of Fish and Wildlife 

The California Department of Fish and Wildlife (CDFW) is a state agency that regulates wildlife, 
plants, and habitats within the state of California. CDFW administers the California Endangered 
Species Act (CESA) (CFGC Section 2050 et seq.), which prohibits the take of plant and animal species 
designated by the California Fish and Game Commission as endangered or threatened in California. 
CDFW also enforces the California Fish and Game Code. CDFW is a Trustee Agency for the project 
considering the presence of biological resources adjacent to the site.  

1.3 EIR FORMAT 

The following is a list of the contents of this FSEIR. 

• An executive summary of this FSEIR is provided at the beginning of this document. The 
summary includes the conclusions of the environmental analysis and a comparative 
summary of the project with the alternatives analyzed in this FSEIR.  

• Chapter 1.0, Introduction, introduces the project in light of the required environmental 
review procedures.  

• Chapter 2.0, Environmental Setting, describes the project location and physical 
environmental setting.  

• Chapter 3.0, Project Description, provides a description of the project, the project’s purpose 
and objectives, and required discretionary approvals.  

• Chapter 4.0, History of Project Changes, contains a discussion of how the project has 
changed since its inception.  
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• Chapter 5.0 consists of the environmental analysis, which examines the potentially significant 
environmental issues. Specifically, Chapter 5.0 analysis will include a summary of the previous 
2014 Church EIR analysis as well as the analysis of the proposed Assisted Living Facility.  

• Chapter 6.0, Cumulative Impacts, addresses cumulative impacts.  

• Chapter 7.0 addresses effects not found to be significant.  

• Chapter 8.0, Mandatory Discussion Areas, describes significant effects which cannot be avoided, 
significant irreversible environmental changes, and growth-inducing impacts of the project.  

• Chapter 9.0, Alternatives, addresses a reasonable range of project alternatives.  

• Chapter 10.0, Mitigation, Monitoring, and Reporting Program, provides mitigation for 
significant impacts incurred by the project.  

• Chapter 11.0, References Cited, contains a list of sources cited throughout the FSEIR 
organized by section.  

• Chapter 12, FSEIR Preparers, contains a list of all agencies and private individuals consulted 
in preparing the FSEIR, and the persons, firms, or agency preparing the FSEIR.  

The remaining FSEIR sections and appendices are provided as set forth in the table of contents. 

Technical Appendices  

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

Incorporation by Reference  

As permitted by CEQA Guidelines Section 15150, this FSEIR incorporates by reference previously 
certified 2014 Church EIR (Project No. 240283/SCH No. 2013071043) and approved plans, which 
provide supporting documentation used in the analysis for the project. This FSEIR also references 
several technical studies and reports. Information from these documents has been briefly 
summarized in this FSEIR, and their relationship to this FSEIR described. These documents are 
included in Chapter 11.0, References Cited, and are hereby incorporated by reference. They are 
available for review at the City of San Diego Development Services Center, 1222 First Avenue, Fifth 
Floor, San Diego, California 92101.   
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CHAPTER 2.0 ENVIRONMENTAL SETTING 

This chapter provides a description of existing conditions on the 17.33-acre project site. The project 
site consists of the 13.36-acre St. John Armenian Garabed Church (Church) parcel and the 3.97-acre El 
Camino Real Assisted Living Facility (Assisted Living Facility) parcel. The 2014 St. John Garabed 
Armenian Church Project Final Environmental Impact Report (2014 Church EIR) discloses information 
regarding the Church parcel and surrounding conditions. The focus of the Final Subsequent EIR (FSEIR) 
is the inclusion of the El Camino Real Assisted Living Facility parcel within the project site and the 
analysis of constructing and operating an Assisted Living Facility on the site. The additional information 
provided below is intended to provide an update to the 2014 Church EIR, as well as more details 
regarding the Assisted Living Facility parcel. The section also provides an overview of the local and 
regional environmental setting of the project, per Section 15125 of the CEQA Guidelines. More details 
regarding the setting specifically pertaining to each environmental issue are provided at the beginning 
of each impact area addressed in Chapter 5.0, Environmental Analysis.  

2.1 LOCATION 

The 17.33-acre project site is located within the northwestern corner of the City of San Diego, within 
the northwestern extent of the North City Future Urbanizing Area (NCFUA) Framework Plan (City of 
San Diego 1992) boundary (see Figure 2-1, Project Location). The site is located along El Camino Real 
between Sea Country Lane and San Dieguito Road. The Church that was previously analyzed in the 
2014 Church EIR is specifically located at Assessor’s Parcel Number (APN) 304-020-2400 at 13925 El 
Camino Real in the City of San Diego. Directly to the south of the Church parcel is the Assisted Living 
Facility parcel, which is APN 304-650-3700. The site is approximately 0.65 miles east of Interstate (I) 5 
and approximately 1.8 miles east of the coastline. The City of San Diego Multiple Species 
Conservation Program (MSCP) (City of San Diego 1997) Multi-Habitat Planning Area (MHPA) open 
space is located to the east of the project site, residential uses are located to the south of the project 
site, and the Evangelical Formosan Church is located to the west of the project site (see Figure 2-2, 
Vicinity Map).  

2.2 PHYSICAL CHARACTERISTICS 

The Church is currently under construction on a portion of the 13.36-acre northern parcel of the 
project site. The Church parcel has been graded, and currently includes the recently-constructed 
and operational 350-seat main church building. The three associated accessory buildings have not 
yet been constructed. Site access to the Church is via a right-in, right-out driveway on El Camino 
Real.  

The 3.97-acre Assisted Living Facility parcel is currently vacant. The eastern portion of the parcel, 
approximately 1.12 acres or 28% of the site, is located within the City of San Diego MHPA. This 
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eastern portion of the parcel contains eucalyptus woodland and arroyo-dominated riparian habitat. 
The western portion of the site was previously used for agriculture and consists of disturbed habitat. 
The Assisted Living Facility parcel is only accessible through the Church parcel.  

Site elevation within the Assisted Living Facility parcel ranges from approximately 15 feet to 60 feet 
above mean sea level. Topography is generally flat in the central and western portion of this parcel, 
but a short, steep hill is located along the eastern portion of the site where it drops into the MHPA 
and associated woodland, scrub, and wetland habitats to the east (Figure 2-2). According to the U.S. 
Department of Agriculture Web Soil Survey (USDA 2022), three soil types, including Las Flores loamy 
fine sand (5% to 9% slopes, eroded), Corralitos loamy sand (0% to 5% slopes), and Salinas clay loam 
(0% to 2% slopes) are mapped within the Assisted Living Facility parcel.  

Descriptions of additional on-site physical features, such as biological, geologic, cultural, and water 
resources, are provided in their respective sections in Chapters 5.0 and 7.0. 

2.3 SURROUNDING LAND USES 

The project site is bordered by MSCP MHPA open space to the east, residential uses (Stallions Crossing 
Residential Development) to the south, and an existing church (Evangelical Formosan) to the west 
(Figure 2-2). The El Camino Real roadway is located along the northern project site boundary.  

Open space, including the San Dieguito River Park, is located to the north along the San Dieguito 
River. The MHPA open space area to the east includes Gonzales Canyon. This area includes a 
drainage and sensitive riparian habitat. Several dirt trails extend through this area. Further to the 
east of the canyon are single-family residences as well as equestrian centers. 

The residential uses to the south are a part of the Stallions Crossing Residential Development, which 
was developed between 2002 and 2004. This development consists of 47 single-family homes with 
three to five bedrooms. This residential area is gated, with access provided to El Camino Real at Sea 
Country Lane, which is approximately 0.30 miles to the south of the project site’s access driveway. 

The Evangelical Formosan Church is located directly west of the project site. This church was 
constructed circa 2009 to 2010. El Camino Real access to this site is provided on the south side of 
the church parking lot, approximately 0.25 miles south of the project driveway. Further west of the 
adjacent church is open space associated with the San Dieguito River Park. 

2.4 APPLICABLE LAND USE PLANS 

Section 15125(d) of the CEQA Guidelines requires that a discussion of the inconsistencies between 
the project and applicable general plans and regional plans be provided. The consistency analysis 
for the project with applicable plans, policies, and regulations is provided in Section 5.1, Land Use, of 
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this FSEIR. The following subsections describe the plans, policies, and regulations that are applicable 
to the project. 

2.4.1 GENERAL PLAN 

The State of California requires each city to have a general plan to guide its future, and mandates that 
the plan be updated periodically to ensure relevance and utility. The City’s General Plan was adopted by 
the City Council on March 10, 2008. Since then, the City has approved amendments to the General Plan 
in 2010, 2012, 2015, 2018, 2020 (Housing Element) and 2021. The City’s General Plan is a comprehensive, 
long-term planning document that prescribes overall goals and policies for development within the City. 
The General Plan builds upon many of the goals and strategies of the previously adopted 1979 General 
Plan, in addition to offering new policy direction in the areas of urban form, neighborhood character, 
historic preservation, public facilities, recreation, conservation, mobility, housing affordability, economic 
prosperity, and equitable development. It recognizes and explains the critical role of the community 
planning program as the vehicle to tailor the “City of Villages” strategy for each neighborhood. It also 
outlines the plan amendment process, and other implementation strategies, and considers the 
continued growth of the City. The project site has a General Plan land use category of Residential and 
Park, Open Space and Recreation (Figure 2-3, General Plan Land Use). 

2.4.2 NCFUA FRAMEWORK PLAN 

Adopted in September 1992 and as amended through 2014, the North City Future Urbanizing Area 
(NCFUA) Framework Plan seeks to preserve the natural features of the plan area, including scenic 
and biological resources, and incorporating these features in human landscapes. The goal of the 
Framework Plan is to prevent premature urbanization until it has been determined that it will 
accommodate the City’s growth. By defining the built environment with an environmental 
component, and concentrating development in specific areas, the Framework Plan has proven to be 
a successful tool in reducing urban sprawl. A detailed analysis of the project’s consistency in the 
context of the applicable elements of the General Plan and Framework Plan is provided in 
Section 5.1 of this FSEIR. In the NCFUA Framework Plan, the proposed project site is designated as 
Very Low Density Residential and Environment Tier. 

2.4.3 ZONING 

Zoning for the project site is currently designated by the City’s Municipal Code (SDMC) as 
Agricultural-Residential (AR-1-1; Figure 2-4, City of San Diego Zoning). The AR-1-1 zone requires 
minimum 10-acre lots and the maximum structure height allowed is 30 feet. Pursuant to Section 
131.0344 of the SDMC, a structure in the AR-1-1 zone may exceed the 30-foot structure height limit if 
the front, side, and rear setbacks are each increased by 10 feet for each 10 feet, or portion thereof, 
of structure height above 30 feet, except as limited by the regulations in Chapter 13, Article 2 
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(Overlay Zones). In addition to agricultural uses and single-family residential development, Section 
131.0322 of the SDMC establishes that assisted living facilities are allowed on AR-1-1 lands with a 
Conditional Use Permit. A Conditional Use Permit Amendment is proposed to add the Assisted Living 
Facility use to the site.  

The project is also located within several other overlay zones. The applicable overlay zones include 
the Fire Hazard Severity Zone and Parking Impact. The site is also located within the Coastal Zone 
and is subject to California Coastal Commission approval. For more information see Section 5.1, 
Land Use, of this FSEIR. 

2.4.4 MULTIPLE SPECIES CONSERVATION PROGRAM 

The MSCP is part of a comprehensive habitat conservation planning program for southwestern 
San Diego County (County). A goal of the MSCP is to preserve a network of habitat and open space, 
protecting biodiversity while allowing development of less sensitive lands. Local jurisdictions, 
including the City, implement their portions of the MSCP through subarea plans, which describe 
specific implementing mechanisms. 

The City’s MSCP subarea plan was adopted in March 1997. The MSCP subarea plan is a plan and 
process for the City to issue permits under the federal and state Endangered Species Acts and the 
California Natural Communities Conservation Planning Act of 1991. The primary goal of the MSCP 
subarea plan is to conserve viable populations of sensitive species and to conserve biodiversity 
while allowing for reasonable economic growth.  

The MHPA consists of areas within which the permanent MSCP preserve would be assembled and 
managed for biological resources. Areas not located within the MHPA would be available for 
development proposals. The MSCP identifies a MHPA in the City for preservation of core biological 
resource areas and corridors targeted for preservation. Lands within the City of San Diego MHPA are 
proposed to be conserved by one of the following five methods: 1) conservation of existing public 
lands; 2) land use restrictions of property within the MHPA through zoning regulations; 3) open 
space exactions directed toward building the MHPA imposed on new development outside the 
MHPA; 4) open space previously set aside on private lands for conservation as part of the 
development process; and 5) public acquisition of private lands.  

The eastern area of the Assisted Living Facility parcel includes MHPA (Figure 2-5, MSCP MHPA). 
The Assisted Living Facility proposes to preserve that MHPA area as open space. Section 5.1, 
Land Use, addresses the consistency with the MSCP goals and policies and the MSCP Land Use 
Adjacency Guidelines.  
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2.4.5 SAN DIEGUITO RIVER PARK CONCEPT PLAN 

The San Dieguito River Park Concept Plan establishes the vision and goals for the future use of the 
San Dieguito River Valley as determined by the San Dieguito River Valley Regional Open Space Park 
Joint Powers Authority (JPA) its member agencies, and the JPA citizens advisory committee. The 
overarching goal of the concept plan is to create a greenway and open space park system linking 
Anza Borrego Desert State Park to the Pacific Ocean and to “ensure the preservation and protection 
of the sensitive resources within the San Dieguito River Valley Regional Open Space Park’s Focused 
Planning Area (FPA)” (JPA 2002). Also, the plan notes that in order to achieve this goal “all future 
proposals within the planning area should be consistent with the goals, objectives, and development 
standards set forth in this plan” (JPA 2002). The FPA for the San Dieguito River Park extends along a 
55-mile corridor stretching from the just east of Volcan Mountain and ending at the mouth of the 
San Dieguito River in Del Mar, encompassing approximately 80,000 acres of relatively open land that 
corresponds to the viewshed of the San Dieguito River Valley. The concept plan contains park 
objectives, park plan concepts regarding the preservation of the existing character of the valley, 
preservation of sensitive biological resources and cultural resources, and design and development 
standards and also discussed proposed park facilities including the Coast to Crest Trail, a proposed 
linear trail system traversing the entire length of the FPA. The proposed alignment of the Coast to 
Crest Trail is located in the vicinity of the project site, north of the San Dieguito River, and traverses 
the SCE Wetlands Restoration Project site. Further, the concept plan provides generalized land use 
and design recommendations for areas within the FPA, but notes that “the JPA itself does not have 
land use authority over the properties within the FPA” and therefore looks to the JPA member 
agencies to incorporate the goals and recommendation of the concept plan into general plans or 
“appropriate planning documents” (JPA 2002).  

The project site is located in the San Dieguito River Park Concept Plan western units and, more 
specifically, within the western extent of Landscape Unit B, Gonzales and La Zanja Canyons. 
Landscape Unit B is noted for its drainages that provide important habitat links and open space 
connections to landscapes to the south including the Los Peñasquitos Canyon Preserve. The concept 
plan notes that the preservation of the various finger canyons of the landscape units would 
“maintain habitat potential and the natural scenic character of the area as viewed from the valley 
floor” and that “the mesas and upland slopes of these drainages…are a very important frame to the 
view of the valley as it narrows” (JPA 2002). Special design considerations for Landscape Unit B 
include the dedication of space corridors in La Zanja and Gonzales Canyons in future development 
proposals, development setbacks from the top of slope on adjacent ridgelines to reduce its visibility 
from the FPA and provide an upland transition area, architectural treatments and landscaping 
sensitive to the views from the park, and the construction of canyon overlooks/viewpoints in future 
development proposals (JPA 2002). Refer to Section 5.1, Land Use, for further discussion on the 
project’s consistency with the San Dieguito River Park Concept Plan guidelines. 
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2.4.6 REGIONAL AIR QUALITY PLAN 

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

2.4.7 WATER QUALITY CONTROL PLAN FOR THE SAN DIEGO BASIN 

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

The RWQCB adopted a Water Quality Control Plan (Basin Plan) for the San Diego Basin. This Basin 
Plan sets forth water quality objectives for constituents that could potentially cause an adverse 
impact on the beneficial uses of water. The Basin Plan is designed to preserve and enhance the 
quality of water resources in the San Diego region. The purpose of the Basin Plan is to designate 
beneficial uses of the region’s surface waters and groundwater, designate water quality objectives 
for the reasonable protection of those uses, and establish an implementation plan to achieve the 
objectives. The Basin Plan incorporates by reference all applicable State Water Resources Control 
Board and RWQCB plans and policies (RWQCB 2021). 

Projects resulting in discharges, whether to land or water, are subject to Section 13263 of the California 
Water Code and are required to obtain approval of Waste Discharge Requirements from RWQCB. During 
construction and operation, private and public development projects are required to include stormwater 
best management practices to reduce pollutants discharged from the project site. See Chapter 7, Effects 
Not Found To Be Significant, for further details.  
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2.4.8 SAN DIEGO FORWARD – REGIONAL PLAN  

Every 4 years, SANDAG prepares a Regional Plan in collaboration with the 18 cities located in 
San Diego County and the County itself, along with regional, state, and federal partners. This is a 
broad-based community effort that plans for how our region will grow and how we will get around. 
The Regional Plan addresses many important issues, including using land more wisely, building an 
efficient and more accessible transportation system, protecting the environment, improving public 
health, promoting a strong regional economy, better managing our access to energy, incorporating 
equity into the planning process, addressing pressing needs on tribal lands, and supporting a 
vibrant international border. 

2.4.9 CLIMATE ACTION PLAN 

Pursuant to Executive Order S-3-05 and Assembly Bill 32, which set greenhouse gas reduction 
targets, as well as the California Air Resources Board Scoping Plan, the City adopted a Climate Action 
Plan (CAP) (City of San Diego 2015). Pursuant to implementing the CAP, the City also adopted the use 
of a CAP Checklist to be implemented by development projects on a project-by-project basis. 
Projects that are consistent with the CAP and associated assumptions may rely on the CAP to 
address cumulative greenhouse gas impacts. Projects that are inconsistent with the CAP require a 
comprehensive project-specific analysis of greenhouse gas emissions and the incorporation of 
measures to reduce potential impacts to the extent feasible. Cumulative greenhouse gas impacts 
would be significant for any project that is not consistent with the CAP. The CAP land use 
assumptions were based on the SANDAG Series 12 growth projections, which assumed the site 
would be developed in accordance with the applicable zone. Most recently, on August 2, 2022, the 
City Council adopted an update to the CAP (2022 CAP Update; City of San Diego 2022). The City also 
updated its GHG threshold, which included a project’s compliance with the Climate Action Plan 
Consistency Regulations (CAP Consistency Regulations) as the new GHG threshold upon the 
applicable effective date of Ordinance O-21528 implementing the CAP Consistency Regulation. The 
CAP Consistency Regulations establish measures that could be implemented on a project-by-project 
basis to demonstrate consistency with the 2022 CAP pursuant to CEQA Guidelines Section 
15183.5(b)(1)(D). Refer to Section 5.5, Greenhouse Gas Emissions, for additional analysis.  

2.4.10 COMPLETE COMMUNITIES 

Complete Communities includes planning strategies that work together to create incentives to build 
homes near transit, provide more mobility choices and enhance opportunities for places to walk, 
bike, relax, and play. These efforts ensure that all residents have access to the resources and 
opportunities necessary to improve the quality of their lives. The City’s Complete Communities plan 
includes the following components: Housing Solutions, Mobility Choices, Play Everywhere, and 
Infrastructure Now.  
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Regulations for Complete Communities: Mobility Choices can be found in SDMC Chapter 14, Article 
3, Division 11. As a part of this effort, the City has designated Mobility Zones to identify the 
average vehicle miles traveled in different areas, as well as an Active Transportation In-Lieu Fee 
program that collects fees from development projects to provide for mobility improvements. This 
information is tied into the City’s Transportation Study Manual and updated City CEQA 
transportation significance thresholds. Refer to Section 5.8, Transportation, for additional details.  

2.4.11 ENVIRONMENTALLY SENSITIVE LANDS 

The purpose of the environmental sensitive lands regulations is to protect, preserve and, where 
damaged, restore, the environmentally sensitive lands of San Diego and the viability of the species 
supported by those lands. These regulations are intended to assure that development, including, 
but not limited to coastal development in the Coastal Overlay Zone, occurs in a manner that protects 
the overall quality of the resources and the natural and topographic character of the area, 
encourages a sensitive form of development, retains biodiversity and interconnected habitats, 
maximizes physical and visual public access to and along the shoreline, and reduces hazards due to 
flooding in specific areas while minimizing the need for construction of flood control facilities. These 
regulations are intended to protect the public health, safety, and welfare while employing 
regulations that are consistent with sound resource conservation principles and the rights of private 
property owners. 

The Environmentally Sensitive Lands regulations and Beaches Guidelines and accompanying Biology, 
Steep Hillside, and Coastal Bluffs and Beaches Guidelines are intended to serve as standards for the 
determination of impacts and mitigation under the CEQA and the California Coastal Act. These 
standards serve to implement the MSCP by placing priority on the preservation of biological 
resources within the MHPA, as identified in the City of San Diego MSCP Subarea Plan and Vernal 
Pool Habitat Conservation Plan. The habitat-based level of protection which will result through 
implementation of the MHPA is intended to meet the mitigation obligations of the Covered Species 
addressed. Refer to Section 5.4, Biological Resources, for additional details. 
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CHAPTER 3.0 PROJECT DESCRIPTION  

This chapter describes the objectives of the project and provides a detailed description of project 
characteristics. This chapter also discusses the discretionary actions required and gives a brief 
description of the environmental effects that are evaluated in Chapters 5.0 through 7.0 of this FSEIR. 

3.1 PROJECT BACKGROUND 

In November 2008, the St. John Garabed Armenian Church (Church) congregation began planning 
for new church facilities that would follow Armenian tradition at the project site. The Church 
included a 350-seat church and three accessory use buildings on the approximately 13.36-acre site 
located at 13925 El Camino Real, San Diego (Assessor’s Parcel Number [APN] 304-020-2400). A Final 
Environmental Impact Report (EIR) was certified by the Planning Commission for the St. John 
Armenian Garabed Church project (2014 Church EIR) (Project No. 240283) on October 20, 2014. 
Subsequently the California Coastal Commission approved the Coastal Development Permit for the 
Church on January 14, 2016. Construction of the Church was initiated in 2018 and has been 
constructed and is currently operational. The three accessory buildings that would be associated with 
the Church have not yet been constructed. 

Subsequent to the certification of the 2014 Church EIR, the Church congregation acquired an 
adjacent parcel to the church (APN 304-650-3700). The Church site and the more recently acquired 
3.97-acre El Camino Real Assisted Living Facility (Assisted Living Facility) site would be joined 
together by a Lot Tie Agreement as a condition of project approval. In addition, a request for 
reasonable accommodations would be required for the proposed Assisted Living Facility to afford 
disabled persons an equal opportunity to use and enjoy housing accommodations or a dwelling, per 
the federal Fair Housing Act (42 USC 3601–3619) and the California Fair Housing and Employment 
Act (Govt Code 12900–12996). PMB Healthcare is proposed to have a long-term lease of the Assisted 
Living Facility site. Due to this change in the original Church project, this FSEIR is being prepared in 
accordance with CEQA Guidelines Section 15162(a)(2) to address amending the Church’s existing 
approvals to include the proposed Assisted Living Facility.  

3.2 PROJECT OBJECTIVES 

The objectives of the Assisted Living Facility are as follows:  

1. Develop the underutilized site adjacent to the St. John Garabed Armenian Church. 
(Fundamental project objective) 

2. Provide a development complementary to the St. John Garabed Armenian Church that assists 
the congregation with meeting their core values of a strong community and caring for the 
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elderly and disabled by providing an assisted living facility that maximizes the number of beds. 
(Fundamental project objective) 

3. Provide an assisted living facility in walking distance from the St. John Garabed Armenian 
Church. (Fundamental project objective) 

4. Include amenities to specifically support individuals needing memory care and include 
supporting amenities for basic-needs nursing care, housekeeping service, and meal service.  

5. Include recreational amenities to improve quality of life and encourage residents to socialize 
and be active.  

6. Provide a design cohesive with the surroundings, including the neighboring homes in the 
Stallions Crossing development, St. John Garabed Armenian Church, and the City of San 
Diego’s Multiple Habitat Planning Area (MHPA).  

7. Include adequate parking to prevent overflow into the adjacent St. John Garabed Armenian 
Church and neighborhood parking areas.  

8. Afford disabled persons an equal opportunity to use and enjoy housing accommodations or 
dwellings in an assisted living environment.  

3.3 PROJECT COMPONENTS 

The project consists of an expansion of the approved Church to include an Assisted Living Facility, as 
described below.  

3.3.1 APPROVED CHURCH 

The approved Church includes a 350-seat church and three accessory use buildings on a 13.36-acre 
parcel. The total area of the Church is 51,680 sf with a lot coverage of 40,960 sf. Refer to the 2014 
Church EIR Chapter 3.0, Project Description, for figures and additional details regarding the Church. 
While this approved Church is a part of the overall project, the associated discretionary actions are 
already approved. The Church has been constructed and is currently operational. The three accessory 
buildings that would be associated with the Church have not yet been constructed. although the Thus, 
the focus of this FSEIR is on the addition of the Assisted Living Facility, as described below. 

3.3.2 ASSISTED LIVING FACILITY 

The Assisted Living Facility is proposed south of the approved Church. More specifically, the Assisted 
Living Facility would add a 105,568-sf building with 105 rooms and supporting amenities on the 
3.97-acre parcel to the south of the Church, as shown in Figure 3-1, Site Plan. The Assisted Living 
Facility would be regulated as a Nursing Facility per San Diego Municipal Code (SDMC) Section 
141.0413. Because the 2014 Church EIR did not include the proposed Assisted Living Facility, the 
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additional information provided below is intended to provide a project description update to the 
2014 Church EIR Chapter 3.0, Project Description.  

3.3.2.1 Building and Site Design 

The proposed three-story facility would be a “m” shaped building that includes four courtyard areas. 
The total area would be 105,568 sf with a lot coverage of 34,525 sf. The building architectural style 
would be Mediterranean, with light-colored, adobe-like walls, and dark wood details (Figure 3-2, 
Project Rendering). Wood details includes trellises and shutters. A varied roofline is proposed, with 
some areas including terracotta tiled roofs. The proposed balcony insets and pop-outs would also 
provide building articulation and visual interest.  

The proposed Assisted Living Facility building would be 40 feet tall, which would exceed the baseline 
30-foot height limit. An additional 10 feet of building height is allowed per each 10 feet increase of 
setbacks per SDMC 131.0344. The project would provide greater than the minimum 20-foot setback 
from adjacent properties in accordance with the zoning (AR-1-1). The project is providing setbacks of 
45 feet 0 inches (north side yard), 187 feet 7 inches (back), 30 feet 0 inches (south side yard), and 63 
feet 9 inches (front), which would allow for the increased height of 40 feet per SDMC 131.0344.  

3.3.2.2 Assisted Living Units 

The proposed 105 units would include 87 assisted living units and 18 memory care units. A total of 
124 beds would be provided, including 104 assisted living beds and 20 memory care beds. The 
assisted living unit would include 15 studios, 55 one-bedroom units, and 17 two-bedroom units.  

3.3.2.3 Recreational and Supporting Uses 

The Assisted Living Facility would include interior and exterior common recreational and supporting 
uses for the residents of the facility. The interior common facilities would include a salon, dining 
room, kitchen, laundry room, staff room, offices, mail room, housekeeping room, and storage. The 
recreational amenities within the building would include a fitness center and multi-purpose room. 
Exterior recreational uses would include a cutting and memory care garden to the west, an outdoor 
seating courtyard to the south, a spa and pool to the southwest, and a pet area to the northwest. 
These recreational and supporting amenities would only be for residents. The memory care garden 
would be approximately 2,182 square feet and buffered from the MHPA by a landscaped slope. No 
invasive plant species would be allowed within the project’s landscape plan, including the proposed 
memory care garden per the Multiple Species Conservation Program (MSCP) Land Use 
Adjacency Guidelines.  
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3.3.2.4 Site Access and Parking 

Access to the Assisted Living Facility parcel would be provided via one right-in/right-out only 
driveway along El Camino Real and an ingress/egress access easement through the Church parcel to 
the north. The Church internal access would be extended to the south and would include a vehicle 
turnaround at the entrance to the Assisted Living Facility. The turnaround would include enhanced 
pavement with concentric circles to direct traffic flow. A drop-off area would be provided at the 
southern side of the turnaround.  

The Assisted Living Facility’s emergency access route would be provided through the same site 
access as described above. Emergency vehicles would enter the site via El Camino Real and travel 
south to the Assisted Living Facility access point. The site includes two, 26-foot-wide turnaround 
areas adequate for a fire truck; one at the entrance area and one at the loading dock. Designated 
fire lanes (a.k.a., red curb) with aerial fire access would be located on the north and east sides of the 
building. As shown on Figure 3-3, Fire Access Plan, all areas of the Assisted Living Facility would be 
accessible from the proposed hydrant and associated planned hose pulls.  

The Assisted Living Facility provides an accessible path from El Camino Real, through the Church, 
along the turnaround to the main building entrance. Internally, an exterior walkway would be 
located around the perimeter of the building. This internal walkway would connect to building 
access points and each of the exterior amenity areas.  

Parking areas would be located to the south and east of the main site access entrance point. A total of 57 
parking spaces would be provided, which exceeds the 42 spaces required by SDMC. Of those spaces, six 
spaces would be designated for carpool, four would be electric vehicle capable spaces, and three would 
be accessible parking spaces. The project would also include 12 short-term and 4 long-term bicycle 
parking spaces. In addition, a loading area would be provided adjacent to the proposed kitchen.  

3.3.2.5 Landscaping and Brush Management 

A total of 29,967 sf of landscaped area is proposed within the Assisted Living Facility parcel. This 
landscaping would be throughout the facility, but focuses heavy landscaping along the southern and 
eastern boundaries adjacent to the Villas at Stallions Crossing development and MHPA (Figure 3-4a, 
Landscape Plan – Shrub Plan). The heavily landscaped area would include species such as California 
sagebrush, coyote brush, toyon, coast golden brush, sticky monkey-flower, deergrass, prickly pear 
cactus, and lemonade berry. A variety of trees would also be located within this heavy landscaped 
area, including evergreens, Torrey pines, and strawberry trees (Figure 3-4b, Landscape Plan – Trees). 
The Assisted Living Facility also includes low water-use plant mix within the parking lot, medium-low 
plant mix along the building perimeter, and medium-low enhanced shrub mix within the 
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recreational amenity areas and entrance. Refer to Figures 3-4a and 3-4b for details regarding the 
species included in those plant mixes. 

Brush Management is required for premises that are within 100-feet of a structure and contain 
native or naturalized vegetation. The Assisted Living Facility is bounded by development to the west 
in the form of an existing parking lot, and to the south in the form of an existing single family 
residence community. The wildland/urban interface occurs only towards the east and north. As 
shown in Figure 3-6, the project will not consist of typical standard San Diego Fire-Rescue 
Department (SDFRD) Brush Management Zones (BMZ) 1 and 2 and alternative compliance would be 
required. Based on the project’s site, land ownership, adjacency to mapped MHPA and wetland 
buffer areas, and grading plans, the project would not achieve the City’s standard BMZ widths at the 
wildland-/urban interface. As such, the entire Assisted Living Facility site will be maintained in a BMZ 
1 condition that will consist ofinclude paved hardscape with an irrigated landscape area consistent with 
PDF-FIRE 2along with a paved hardscape development. area surrounding all sides of the building to the 
property line/MHPA Line or 100 feet from the structure. Specifically, BMZ 1, at the wildland/urban 
interface, extends from the exterior of the structure to between 65 and 100 feet from the northern side 
of the structure and consists of irrigated landscape areas and BMZ-equivalent hardscape areas. The 
project is within the Coastal Overlay Zone, which limits the maximum reduction of 30 feet if Zone 2. 
On the east side of the Assisted Living Facility Structure, BMZ 1 extends from the exterior of the 
structure up to 35 feet to the MHPA line, with no BMZ 2. Alternative compliance measures for the 
reduced BMZs meet the purpose and intent of Section 142.0412 of the City Code (SDMC 142.0412(i)), 
thereby minimizing the impacts to undisturbed native and/or naturalized vegetation and avoiding 
encroachment into the MHPA. Alternative compliance measures would include the following: (1) all 
windows on the north and east sides of the structure are required to provide exterior glazing in 
windows (and sliding glass doors) to be dual pane with both panes tempered glass; (2) the entire 
eastern side of the structure is also required to include 5/8-inch Type X fire rated gypsum sheathing 
applied behind the exterior covering or cladding (stucco or exterior siding) on the exterior side of the 
framing, from the foundation to the roof for a facade facing the MHPA open space and naturally 
vegetated areas. Furthermore, the entire development site will be required to be maintained as an 
all-irrigated low fuel BMZ 1 condition landscape with drought-tolerant, fire resistive plants. A Fire 
Fuel Load Modeling Report (FFLMR) has been prepared for the project and is provided as Appendix 
O. The FFLMR provides both City and State fire and building code required elements for 
construction, as well as enhanced, City and state code-exceeding measures along the eastern side of 
the structure where non-conforming BMZs occur adjacent to the MHPA. 

3.3.2.6 Open Space 

The eastern 1.12 acres of the Assisted Living Facility parcel would be retained as open space in 
accordance with the existing designated MHPA. This area would be covered by a Covenant of 
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Easement in conformance with the City’s Environmentally Sensitive Lands (ESL) regulations, and 
maintained as open space in perpetuity. Considering the proposed development is adjacent to the 
MHPA, the Assisted Living Facility would be subject to the Land Use Adjacency Guidelines (City of San 
Diego 1997). The Land Use Agency Guidelines include specific restriction and design of drainage, 
toxics/project staging areas/equipment storage, lighting, noise control, barriers, invasives, brush 
management, and grading/land development to protect adjacent sensitive biological resources.  

3.3.2.7 Utilities 

The proposed utilities and utility connections are illustrated on Figure 3-5, Utility Plan. As shown, existing 
water, sewer, sewer force main, potable water, and fire lines are located in El Camino Real. These lines are 
extended through the project site and up to the Church parcel to the north. The existing sewer line loops 
through the Church parcel to the north back into the El Camino Real line. The Assisted Living Facility would 
connect to the sewer and fire existing lines at the northwestern area of the project site, as well as make 
connections to the existing fire and domestic water lines in the southwestern area of the project site. In 
addition, a private water main will be installed at the southwest portion of the Assisted Living Facility parcel 
which would connect to an existing water main along El Camino Real at the southern portion of the project 
site. This will provide irrigation water and domestic water to the site. Refer to Figure 3-5 for further details.  

The existing overhead electrical lines would be retained as overhead lines. The Assisted Living 
Facility would include an emergency generator, emergency electrical equipment and other electrical 
equipment to ensure continued electrical service to the site considering the potential need for 
medical equipment. The emergency generator would be similar to the Cummins model 300DQDAC 
and would be tested for 1 hour each month to ensure adequate operations.  

3.3.2.8 Grading and Construction 

The Assisted Living Facility involves grading 2.84 acres of the 3.97-acre site (71% of the site). The 
proposed grading would involve 26,435 cubic yards of cut with 125 cubic yards of fill, for an export of 
26,310 cubic yards. The proposed maximum depth of cut is expected to be 12.4 feet, with the maximum 
depth of fill at approximately 1 foot. The maximum cut and fill slopes would be at a two to one ratio. The 
Assisted Living Facility requires three retaining walls to reduce grading. Two retaining walls are proposed 
along the southern boundary and one retaining wall is proposed along the eastern boundary. The 
maximum retaining wall length is 30 linear feet and the maximum height is 5 feet.  

Grading and construction for the Assisted Living Facility is expected to begin in January 20231 and 
take approximately 14 months to complete. The proposed grading phase would last approximately 2 
months. Grading equipment would include dozers, scrapers, loaders, backhoes, and excavators. 

 
1  The analysis assumes a construction start date of January 2023, which represents the earliest date construction would initiate. 

Assuming the earliest start date for construction represents the worst-case scenario for criteria air pollutant emissions because 
equipment and vehicle emission factors for later years would be slightly less due to more stringent standards for in-use off-road 
equipment and heavy-duty trucks, as well as fleet turnover replacing older equipment and vehicles in later years. 
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Standard construction equipment is expected to be utilized, including cranes, forklifts, generator 
sets, tractors, loaders, backhoes, welders, and bobcats. Paving would take approximately 2 months, 
and would involve pavers, paving equipment, and rollers. Architectural coatings would take 
approximately 3 months to apply. Construction of the Assisted Living Facility is expected to be 
completed in March 2024. Refer to Table 3-1 for further details. 
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Table 3-1 
Assisted Living Facility Construction Phases 

Construction 
Phase 

Average 
Daily 

Worker 
Trips 

Average 
Daily 

Vendor 
Truck 
Trips 

Total Haul 
Truck Trips Equipment Quantity 

Usage 
Hours Start Date Finish Date 

Site 
Preparation 

18 0 0 Rubber-Tired Dozers 3 8 1/1/2023 1/13/2023 
Tractors/Loaders/ 
Backhoes 

4 8 

Grading 20 0 0 Graders 1 8 1/14/2023 3/1/2023 
Rubber-Tired Dozers 1 8 
Excavators 2 8 
Scrapers 2 8 
Tractors/Loaders/ 
Backhoes 

2 8 

Building 
Construction 

74 12 0 Crane 1 7 3/1/2023 3/1/2024 
Forklifts 3 8 
Generators Sets 1 8 
Tractors/Loaders/ 
Backhoes 

3 7 

Welders 1 8 
Paving 16 0 0 Pavers 2 8 11/1/2023 1/1/2024 

Paving Equipment 2 8 
Rollers 2 8 

Architectural 
Coating 

16 0 0 Air Compressor 1 6 9/1/2023 1/1/2024 
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3.4 PROJECT DESIGN FEATURES AND COMPLIANCE MEASURES 

The project would be designed in accordance with the State of California Building Code and SDMC 
requirements, as applicable. Construction would be performed by qualified contractors, and 
contract documents, plans, and specifications would incorporate stipulations regarding standard 
legal requirements and acceptable construction practices, including, but not limited to, traffic 
control during construction activities, noise, geologic conditions, drainage and water quality 
improvements, water quality protection and erosion and sedimentation control, construction-
related solid waste, and water supply. The project design features, in addition to the compliance 
measures, are incorporated to reduce the potential for environmental impacts. These measures are 
included in Table 3-32, which is included at the end of this chapter due to its length. The Assisted 
Living Facility shall adhere to and implement all mandatory and non-mandatory measures contained 
in Table 3-3, The Assisted Living Facilityand all design features and compliance measures in Table 3-
32 will be made conditions of the Assisted Living Facility approval.  

3.5 DISCRETIONARY ACTIONS 

As previously indicated, the Church was approved and is presently under construction. No 
discretionary actions are currently being requested for the Church. The discretionary approvals 
for the Assisted Living Facility are discussed and identified in Table 3-32. 

Table 3-2 
Discretionary Actions 

Discretionary 
Approval/Permit Approving Agency Purpose 

Site Development Permit 
(SDP) Amendment 

City of San Diego Allow development within 
Environmentally Sensitive Lands 
(approximately 10% of the site is 
located in the 100-year floodplain 
and 28% is located in the MHPA). 

Conditional Use Permit (CUP) 
Amendment  

City of San Diego Amendment to the existing Church 
CUP, including a condition for a lot-
tie agreement requiring the Church 
and Assisted Living Facility to be 
developed as one overall project 
and to allow the proposed Assisted 
Living Facility in the AR-1-1 zone.  

Uncodified Conditional Use 
Permit (CUP) Ordinance  

City of San Diego Allow development of a Residential 
Care Facility (Nursing Facility) with a 
CUP in the AR-1-1 zone through an 
uncodified ordinance. SDMC Section 
141.0413 prohibits Nursing Facilities 
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Table 3-2 
Discretionary Actions 

Discretionary 
Approval/Permit Approving Agency Purpose 

in Proposition A Lands. The 
proposed use qualifies for 
reasonable accommodations 
pursuant to SDMC Section 131.0466 
to allow a deviation waiver to 
development regulations to afford 
disabled persons the equal 
opportunity to use and enjoy a 
dwelling. A deviation waiver to the 
regulation prohibiting Nursing 
Facilities in Proposition A Lands was 
approved in accordance with SDMC 
Section 131.0466 via Process 1 
review.  

Neighborhood Use Permit 
(NUP) 

City of San Diego Allow for a Comprehensive Sign 
plan and associated project signage. 

Coastal Development Permit 
(CDP) Amendment 

California Coastal 
Commission  

Allow for development within the 
Coastal Overlay Zone.  

Final SEIR City of San Diego Approval of the Final SEIR to allow 
development of the Assisted Living 
Facility. 

 

Table 3-3 
Summary of Assisted Living Facility  

Project Design Features and Compliance Measures 

Subject Area Design Feature or Construction Measure 
Air Quality PDF-AIR-1: The project will use architectural coatings with a low-Volatile 

Organic Compound (VOC) content of 5 grams per liter for internal 
reapplication, and exterior architectural coatings would have a 
VOC content of 50 grams per liter for any application during 
construction. 

PDF-AIR-2: The project will not include woodburning fireplaces or hearths 
within the Assisted Living Facility units. 

CM-AIR-1: The project will comply with the San Diego Air Pollution Control 
District Rule 55, Fugitive Dust Control. This includes watering the 
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Table 3-3 
Summary of Assisted Living Facility  

Project Design Features and Compliance Measures 

Subject Area Design Feature or Construction Measure 
site during grading activities twice a day and reducing vehicle 
speed on unpaved roads to 15 miles per hour. 

CM-AIR-2: The project will use construction equipment fleet that meets an 
average Environmental Protection Agency Tier 4 Interim emission 
standard or better. 

Biological 
Resources 

CM-BIO-1: The Assisted Living Facility shall adhere to and implement the 
following mandatory and non-mandatory measures contained in 
the MHPA Land Use Adjacency Guidelines (City of San Diego 
1997). 

• Drainage: The proposed parking lots and developed areas in 
and adjacent to the preserve must not drain directly into the 
MHPA. All developed and paved areas must prevent the 
release of toxins, chemicals, petroleum products, exotic plant 
materials and other elements that might degrade or harm 
the natural environment or ecosystem processes within the 
MHPA. This can be accomplished using a variety of methods 
including natural detention basins, grass swales or 
mechanical trapping devices. These systems should be 
maintained approximately once a year, or as often as 
needed, to ensure proper functioning. Maintenance should 
include dredging out sediments if needed, removing exotic 
plant materials, and adding chemical-neutralizing 
compounds (e.g., clay compounds) when necessary and 
appropriate. 

• Toxics/Project Staging Areas/Equipment Storage: Land uses, 
such as recreation and agriculture, that use chemicals or 
generate by-products such as manure, that are potentially 
toxic or impactive to wildlife, sensitive species, habitat, or 
water quality need to incorporate measures to reduce 
impacts caused by the application and/or drainage of such 
materials into the MHPA. Such measures should include 
drainage/detention basins, swales, or holding areas with 
non-invasive grasses or wetland-type native vegetation to 
filter out the toxic materials. Regular maintenance should be 
provided. Where applicable, this requirement should be 
incorporated into leases on publicly owned property as 
leases come up for renewal. 
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Table 3-3 
Summary of Assisted Living Facility  

Project Design Features and Compliance Measures 

Subject Area Design Feature or Construction Measure 
• Lighting: Lighting of all developed areas adjacent to the 

MHPA should be directed away from the MHPA. Where 
necessary, development should provide adequate shielding 
with non-invasive plant materials (preferably native), 
berming, and/or other methods to protect the MHPA and 
sensitive species from night lighting.  

• Noise: Uses in or adjacent to the MHPA should be designed 
to minimize noise impacts. Berms or walls should be 
constructed adjacent to commercial areas, recreational 
areas, and any other use that may introduce noises that 
could impact or interfere with wildlife utilization of the 
MHPA. Excessively noisy uses or activities adjacent to 
breeding areas must incorporate noise reduction measures 
and be curtailed during the breeding season of sensitive 
species. Adequate noise reduction measures should also be 
incorporated for the remainder of the year. 

Construction noise that exceeds the maximum levels allowed 
(60 decibels [dB(a)] or greater at the beginning edge of the 
habitat) shall be avoided during the breeding seasons for the 
following: coastal California gnatcatcher (March 1 and August 
15). If construction is proposed during the breeding season for 
the species the following measures are required: 
Coastal California Gnatcatcher (Federally Threatened) 
Prior to the issuance of any grading permit for the Assisted Living 
Facility, the City Manager (or appointed designee) shall verify that 
the Multi-Habitat Planning Area (MHPA) boundaries and the 
following project requirements regarding the coastal California 
gnatcatcher are shown on the construction plans: 

No clearing, grubbing, grading, or other construction activities 
shall occur between March 1 and August 15, the breeding season 
of the coastal California gnatcatcher, until the following 
requirements have been met to the satisfaction of the city 
manager: 

A qualified biologist (possessing a valid endangered species act 
section 10(a)(1)(a) recovery permit) shall survey those habitat 
areas within the MHPA that would be subject to construction 
noise levels exceeding 60 dB(a) hourly average for the presence of 
the coastal California gnatcatcher. Surveys for the coastal 
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Subject Area Design Feature or Construction Measure 
California gnatcatcher shall be conducted pursuant to the 
protocol survey guidelines established by the U.S. Fish and Wildlife 
Service (USFWS) within the breeding season prior to the 
commencement of any construction. If gnatcatchers are present, 
then the following conditions must be met: 

i. Between March 1 and August 15, no clearing, grubbing, or 
grading of occupied gnatcatcher habitat shall be permitted. 
Areas restricted from such activities shall be staked or fenced 
under the supervision of a qualified biologist; and 

ii. Between March 1 and August 15, no construction activities 
shall occur within any portion of the site where construction 
activities would result in noise levels exceeding 60 dB (a) 
hourly average at the edge of occupied gnatcatcher habitat. 
An analysis showing that noise generated by construction 
activities would not exceed 60 dB (a) hourly average at the 
edge of occupied habitat must be completed by a qualified 
acoustician (possessing current noise engineer license or 
registration with monitoring noise level experience with listed 
animal species) and approved by the city manager at least two 
weeks prior to the commencement of construction activities. 
Prior to the commencement of construction activities during 
the breeding season, areas restricted from such activities shall 
be staked or fenced under the supervision of a qualified 
biologist; or 

iii. At least two weeks prior to the commencement of 
construction activities, under the direction of a qualified 
acoustician, noise attenuation measures (e.g., berms, walls) 
shall be implemented to ensure that noise levels resulting 
from construction activities will not exceed 60 dB(a) hourly 
average at the edge of habitat occupied by the coastal 
California gnatcatcher. Concurrent with the commencement 
of construction activities and the construction of necessary 
noise attenuation facilities, noise monitoring shall be 
conducted at the edge of the occupied habitat area to ensure 
that noise levels do not exceed 60 dB (a) hourly average. If the 
noise attenuation techniques implemented are determined to 
be inadequate by the qualified acoustician or biologist, then 
the associated construction activities shall cease until such 
time that adequate noise attenuation is achieved or until the 
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end of the breeding season (August 16). 

Construction noise monitoring shall continue to be monitored at 
least twice weekly on varying days, or more frequently depending 
on the construction activity, to verify that noise levels at the edge 
of occupied habitat are maintained below 60 dB (A) hourly 
average or to the ambient noise level if it already exceeds 60 dB 
(A) hourly average. If not, other measures shall be implemented in 
consultation with the biologist and the City Manager, as necessary, 
to reduce noise levels to below 60 dB(A) hourly average or to the 
ambient noise level if it already exceeds 60 dB(A) hourly average. 
Such measures may include, but are not limited to, limitations on 
the placement of construction equipment and the simultaneous 
use of equipment.  

If coastal California gnatcatchers are not detected during the 
protocol survey, the qualified biologist shall submit substantial 
evidence to the city manager and applicable resource agencies 
which demonstrates whether or not mitigation measures such as 
noise walls are necessary between March 1 and August 15 as 
follows:  

If this evidence indicates the potential is high for coastal California 
gnatcatcher to be present based on historical records or site 
conditions, then condition A.III shall be adhered to as specified 
above. 

If this evidence concludes that no impacts to this species are 
anticipated, no mitigation measures would be necessary. Once 
project construction is complete, the assisted living facility is not 
expected to produce noise at levels that could indirectly impact 
MSCP-covered and special-status species within the habitats 
adjacent to the project footprint. 

• Barriers: New development adjacent to the MHPA may be 
required to provide barriers (e.g., non-invasive vegetation, 
rocks/boulders, fences, walls, and/or signage) along the 
MHPA boundaries to direct public access to appropriate 
locations and reduce domestic animal predation. 

• Invasives: No invasive non-native plant species shall be 
introduced into areas adjacent to the MHPA. Brush 
Management: Brush management zones will not be greater 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 3.0 –PROJECT DESCRIPTION 

El Camino Real Assisted Living Facility Project  City of San Diego 
       3-15 October 2024 

Table 3-3 
Summary of Assisted Living Facility  

Project Design Features and Compliance Measures 

Subject Area Design Feature or Construction Measure 
in size than is currently required by the City’s regulations 
(this includes use of approved alternative compliance). 

• Grading/Land Development: Manufactured slopes 
associated with site development shall be included within 
the development footprint for projects within or adjacent to 
the MHPA.  

CM-BIO-2: Adherence with MHPA Area Specific Management Directives for 
certain Covered Species: 

• Coastal California gnatcatcher: Edge effects and disturbance 
to this species would be reduced and minimized through 
compliance with the Land Use Adjacency Guidelines, as 
described above. A 35-foot Zone 1 brush management area 
extending from the edge of the proposed structure to the 
MHPA boundary on the eastern side of the project footprint 
will reduce the potential for habitat degradation due to 
unplanned fire. In addition, since the project impact footprint 
would not overlap with the City’s MHPA, no clearing of 
occupied habitat within the MHPA would occur as a result of 
the project. 

• Least Bell’s Vireo: An upland buffer (wetland buffer) of 
approximately 100 feet will be established between the 
project impact footprint and adjacent suitable habitat for least 
Bell’s vireo. This species is assumed present in suitable 
southern willow scrub and mulefat scrub habitat in the study 
area. The project impact footprint has been sited outside of all 
riparian habitat within the study area, therefore no clearing of 
occupied habitat would occur as part of the project. 

• Cooper’s Hawk: To avoid any indirect impacts to Cooper’s 
hawk, construction within 300 feet of suitable habitat, 
including brush management activities, shall occur outside of 
the breeding season for this species (February 1 to September 
15). If construction/brush management must occur during the 
breeding season, a qualified biologist shall conduct a pre-
construction survey within suitable habitat to determine the 
presence or absence of nesting birds within any portion of the 
potentially occupied habitat within 300 of the project 
footprint. The pre-construction survey shall be conducted 
within 10 calendar days prior to the start of construction 
activities. The applicant shall submit the results of the 
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preconstruction survey to the City of San Diego’s (City’s) 
Development Services Department (DSD) for review and 
approval prior to initiating any construction activities. If 
Cooper’s hawk is detected, then an appropriate impact 
avoidance area (a 300-foot buffer) shall be established around 
the active nest using orange fencing or other clear 
demarcation method. The radius of this avoidance buffer shall 
be determined through coordination with the project biologist 
and authorized by the City’s project manager and DSD and 
shall use orange fencing or other clear demarcation method 
to define the approved buffer. 

CM-BIO-3: Adherence to MSCP Subarea Plan General Management 
Directives regarding mitigation, restoration, public access, 
litter/trash, adjacency management, invasives, and flood control. 

CM-BIO-4: The project must comply with the Migratory Bird Treaty Act and 
California Fish and Game Code. 

CM-BIO-5: Water Pollution Control Plan 

The City’s Stormwater Standards require the development of a 
Water Pollution Control Plan (WPCP) that outlines the BMPs and 
pollution prevention measures that will be implemented prior to 
and during construction activities. A project-specific WPCP will be 
developed prior to construction, which will be tailored to address 
project-specific water quality conditions and BMP requirements, 
based on the actual construction activities that will be performed. 
The BMP categories that will be addressed in the WPCP include the 
following: 

• Project planning 
• Good site management “housekeeping”  
• Non-storm-water management  
• Erosion control 
• Sediment control 
• Run-on and run-off control 

Consistent with the Stormwater Standards and regulatory 
requirements, the WPCP shall include objectives, responsibilities, 
maintenance and inspection standards to ensure adherence to 
pollution prevention standards.  
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The project will be required to meet National Pollution Discharge 
Elimination System regulations. During construction, silt fencing 
should be placed around the project boundary to prevent runoff 
from construction activities from entering the adjacent canyon and 
drainage. Spill prevention and clean-up measures shall be practiced 
on site. Fuel and equipment shall be stored at least 100 feet from 
jurisdictional resources. 

Prior to construction mobilization, the project contractor will 
prepare a Stormwater Pollution Prevention Plan (SWPPP, in 
accordance with the state’s General Construction Stormwater 
Permit – 99-08-DWQ) and implement the plan during construction. 
Specific measures to be incorporated into the SWPPP include but 
are not limited to the following: 

a. All equipment will be maintained in accordance with 
manufacturer’s recommendations and requirements. 

b. Equipment and containers will be inspected daily for leaks. 
c. Contractor will utilize off-site maintenance and repair shops as 

much as possible for maintenance and repair of equipment. 
d. If maintenance of equipment occurs on site, within all areas, 

fuel/oil pans, absorbent pads, or appropriate containment will 
be used to capture spills/leaks. 

This measure is in accordance with the City’s MSCP Subarea Plan 
and pursuant to the San Diego RWQCB Municipal Permit and the 
City’s Stormwater Standards Manual. 

PDFCM-BIO-61: The project includes a Covenant of Easement over the 
on-site MHPA area.  

Greenhouse 
Gas 

CM-GHG-1:  Owner/Permittee shall comply with the Climate Action Plan 
(CAP) Consistency Checklist stamped as Exhibit "A." Prior to 
issuance of any construction permit, all CAP strategies shall be 
noted within the first three (3) sheets of the construction plans 
under the heading “Climate Action Plan Requirements” and shall 
be enforced and implemented to the satisfaction of the 
Development Services Department. 

CM-GHG-2:  Owner/Permittee shall comply with the 2022 Climate Action Plan 
(CAP) Update and associated regulations, adopted on July 26, 
2022 Consistency Checklist stamped as Exhibit "A." Prior to 
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issuance of any construction permit, all CAP strategies shall be 
noted within the first three (3) sheets of the construction plans 
under the heading “Climate Action Plan Requirements” and shall 
be enforced and implemented to the satisfaction of the 
Development Services Department. 

PDF-GHG-1:  The Assisted Living Facility shall implement cool roof material 
with a minimum of 3-year aged solar reflection and thermal 
emittance or solar reflection index equal to or greater than the 
values specified in the voluntary measures as applicable under 
California Green Building Standards Code. 

PDF-GHG-2: The Assisted Living Facility shall implement plumbing fixtures and 
fittings that do not exceed the maximum flow rate in the 
California Green Building Standards Code, as applicable. 

PDF-GHG-3: The Assisted Living Facility shall include the installation of 50% of 
total required listed cabinets, boxes, or enclosures on the 
Assisted Living Facility parcel to provide active electric vehicle 
charging stations ready for use. 

PDF-GHG-4: The Assisted Living Facility shall implement 12 short-term bicycle 
parking spaces (11 short-term parking spaces required) and 4 
long-term bicycle parking spaces (2 long-term parking spaces 
required) within the Assisted Living Facility. 

PDF-GHG-5: The Assisted Living Facility shall implement 1 shower stall and 3 
lockers for use by employees within the Assisted Living Facility. 

PDF-GHG-6: The Assisted Living Facility shall implement a Traffic Demand 
Management program for the Assisted Living Facility, with: 

• Parking management plan that includes charging employees 
market-rate for single-occupancy vehicle parking and 
providing reserved, discounted, or free spaces for registered 
carpools or vanpools.  

• Flexible or alternative work hours - Stage employee work 
hours to avoid all employees arriving at peak travel times. 

• Provide pick-up and drop-off to the Solana Beach AMTRAK 
station, with the frequency of 6:30 am, 9:00 a.m., 2:00 p.m., 
4:30 p.m., and 7:15 p.m. 

• Access to services that reduce the need to drive, including 
access to on-site cafe and meal programs, and gym. 
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PDF-GHG-7:  The applicant shall pay an Urban Tree Canopy Fee of $7,250. 

PDF-GHG-8:  The applicant shall provide individual outlets for electric 
charging at 8 of the 16 bicycle spaces proposed.  

PDF-GHG-9:  The applicant shall plant 215 trees on-site.  
Hydrology and 
Water Quality 

CM-WQ-1:  After construction, operation of the project will include a 
Stormwater Pollution Prevention Program (SPPP) that outlines spill 
prevention plans and avoidance measures. 

CM-WQ-2:  The Assisted Living Facility would also be required to comply with all 
of the City’s stormwater standards, including SDMC Sections 
43.0301 to 43.0312, which prohibits non-stormwater discharges, 
including spills, dumping, and disposal of materials other than 
stormwater to the MS4, and reduces pollutants in discharges from 
the MS4 to receiving waters, to the maximum extent practicable, in 
a manner consistent with the Clean Water Act.  

PDF-WQ-1:  The site design of the proposed project shall be reviewed prior to 
the issuance of a building permit and shall include Best 
Management Practices (BMPs) consistent with the Storm Water 
Quality Management Plan prepared for the project and found in 
Appendix L. These BMPs shall include biofiltration for pollutant 
control. Source control BMPs would include on-site storm drain 
inlets, landscaping/outdoor pesticide use, and refuse areas. Site 
design BMPs would include implementing trees; conserving 
natural areas, soils, and vegetation; minimizing impervious areas 
and soil compaction; and landscaping with native or drought 
tolerant species.  

Transportation CM-TRF-1: Provide a traffic control plan that would specifically address 
construction traffic within the City’s public rights-of-way, 
satisfactory to the City Engineer. The traffic control plan would 
include provisions for construction times, control plans for 
allowance of bicyclists, pedestrians, and bus access throughout 
construction. This traffic control plan would also include 
provisions to ensure emergency vehicle passage at all times. 

Noise CM-NOI-1: Construction hours will comply with the San Diego Municipal 
Code 59.5.0404 (Noise Ordinance), Construction Noise. 

CM-NOI-2: Should the grading phase of the proposed project occur during 
the California gnatcatcher (CAGN) breeding season (see CM-BIO-
1), and with respect to the Coastal Sage Scrub (CSS) portion of the 
Multiple Habitat Planning Area (MHPA) located southeast of the 
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project site, the proposed project applicant or its contractor shall 
implement 8’-tall to 12’-tall sound blankets or comparable 
temporary solid barriers (e.g., overlapping plywood sheeting) 
along site boundary fencing (or within, as practical and 
appropriate) to occlude construction noise emission between this 
CSS area and the southeastern region of the construction site. 

Paleontological 
Resources 

CM-PAL-1: In accordance with Land Development Code section 142.0151, 
the Assisted Living Facility construction will include 
paleontological monitoring by a Qualified Paleontologist where 
grading is to occur within previously undisturbed Old Paralic 
Deposits as detailed in Land Development Manual Appendix P. 

 If paleontological resources, as defined in the General Grading 
Guidelines for Paleontological Resources, are discovered during 
grading, notwithstanding [San Diego Municipal Code] Section 
142.0151(a), all grading in the area of discovery shall cease until a 
qualified paleontological monitor has observed the discovery, 
and the discovery has been recovered in accordance with the 
General Grading Guidelines for Paleontological Resources. 

Fire Protection PDF-FIRE-1: The Assisted Living Facility’s structures include the latest ignition-
resistant codes for designated high fire severity zones, including 
reduced occurrence of windows and other openings, and interior 
sprinklers in all occupancies, significantly reducing the potential 
for ember penetration and interior fire, the leading causes for 
structure loss from wildfires. 

PDF-FIRE-2: The Assisted Living Facility includes fire apparatus and 
emergency vehicle access pursuant to local and state codes. 

PDF-FIRE-3:  The Assisted Living Facility will provide consistent water capacity, 
delivery and availability in accordance with all applicable code 
requirements. 

PDF-FIRE-14: The Assisted Living Facility will provide an alternative approach. 
The entire Assisted Living Facility site will be maintained in a Zone 
1 condition that will consist of an irrigated landscape area along with 
a paved hardscape development area surrounding all sides of the 
building to the property line/MHPA Line or 100 feet from the 
structure (as possible). There will be no Zone 2 with a modified 
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and Zone 1 is reduced on the eastern side as a typical BMZ will 
encroach into open space belonging to the State or the MHPA. 

PDF-FIRE-25:  Due to the inability to provide a full 100 feet of on-site brush 
management around the exterior of the Assisted Living Facility 
structure, the entire development site will be required to be 
maintained as an all-irrigated low fuel Zone 1 BMZ landscape 
with drought-tolerant, fire resistive plants. The irrigated Zone 1 
landscape will include no undesirable, highly flammable plant 
species. Plants within this zone will be routinely maintained and 
watered by an automatic irrigation system that will maintain 
healthy vegetation with high moisture contents that would 
prevent ignition by embers from a wildfire. 

PDF-FIRE-36:  Due to the inability of the northern and eastern side of the 
structure to provide a full 100 feet of on-site brush management 
due to the MHPA and 100-foot wetland buffer areas, all windows 
on the north and east side of the structure are required to 
provide exterior glazing in windows (and sliding glass doors) to 
be dual pane with both panes tempered glass.  

PDF-FIRE-47:  Due to the inability of the entire eastern side of the structure to 
provide a full 100 feet of on-site brush management due to the 
MHPA and 100-foot wetland buffer areas, the entire east side of 
the structure is also required to include 5/8-inch Type X fire rated 
gypsum sheathing applied behind the exterior covering or 
cladding (stucco or exterior siding) on the exterior side of the 
framing, from the foundation to the roof for a facade facing the 
MHPA open space and naturally vegetated areas. 5/8-inch Type X 
fire rated gypsum sheathing is required to be manufactured in 
accordance with established ASTM standards defining type X 
wallboard sheathing as that which provides not less than one-
hour fire resistance when tested in specified building assemblies 
and has been tested and certified as acceptable for use in a one-
hour fire rated system.  

CM-FIRE-1:  The Assisted Living Facility applicant fund ongoing, maintenance 
and inspections of brush management zones and other fire 
protection features.  

CM-FIRE-2: The Assisted Living Facility’s structures include the latest ignition-
resistant codes for designated high fire severity zones, including 
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reduced occurrence of windows and other openings and interior 
sprinklers in all occupancies, significantly reducing the potential 
for ember penetration and interior fire, the leading causes for 
structure loss from wildfires. 

PDFCM-FIRE-3: The Assisted Living Facility includes fire apparatus and 
emergency vehicle access pursuant to local and state codes. 

PDFCM-FIRE-4:  The Assisted Living Facility will provide consistent water 
capacity, delivery and availability in accordance with all applicable 
code requirements. 

Solid Waste CM-PUB-1: The project will demonstrate compliance with the project-specific 
Conceptual Waste Management Plan. 

Notes: dB = decibel; DSD = Development Services Department; MHPA = Multiple Habitat Planning 
Area; MMC = Mitigation Monitoring Coordination; QMB = Qualified Monitoring Biologist; SWPPP = 
Stormwater Pollution Prevention Program; VOC = volatile organic compound. 
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Project Rendering
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Fire Access Plan
El Camino Real Assisted Living Facility SEIR

FIGURE 3-3SOURCE: Leppert Engineering 2020
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SHRUB PLAN AND 
NOTES

L-2

UP

UP

UP

UP

UP

T

DRACAENA DRACO DRAGON TREE 24" BOX

CHONDROPETALUM ' TECTORUM' SMALL CAPE RUSH LOW

LOMANDRA LONGIFOLIA 'BREEZE' SPINY-HEADED 5 GAL.MAT RUSH LOW

VERY LOW

5 GAL.

ROSMARINUS PROSTRATUS (1) DWARF ROSEMARY 5 GAL. LOW

ALOE STRIATA CORAL ALOE 5 GAL 3' x 3'
DASYLIRION WHEELERI DESERT SPOON 15 GAL 4' x 5'

DIANELLA REVOLUTA LITTLE REV 5 GAL LOW

CALLISTEMON 'LITTLE JOHN' (1) DWARF CALLISTEMON 5 GAL LOW

ECHEVERIA PEACOCKII PEACOCK ECHEVERIA 5 GAL 2' x 2'

FESTUCA OVINA GLAUCA BLUE FESCUE 5 GAL LOW

RED YUCCA 5 GAL

1 GALSENECIO
PINK MUHLY 5 GAL
FELT PLANT 15 GAL

HESPERALOE PARVIFLORA

SENECIO MANDRALISCAE
MUHLENBURGIA CAPILLARIS (1)
KALANCHOE BEHARENSIS

LOW

4' x 4'

4' x 3'

4' x 3'

LOW WATER CONSERVING PLANTING AREAS (Parking Lot):

MEDIUM / LOW TRANSITION PLANTING AREAS (Building Perimeter):

CAREX DIVULSA BERKELEY SEDGE 5 GAL. LOW

CARISSA M. 'HORIZONTALIS' NATAL PLUM LOW5 GAL.

ALOE STRIATA CORAL ALOE 5 GAL LOW
ALOE BAINSII TREE ALOE 24" BOX LOW

BOUGAINVILLEA ROSENKA SHRUB BOUGAINVILLEA 5 GAL. LOW

AGAVE ATTENUATA 'MOONGLOW' 15 GAL.

AEONIUM ARBOREUM 'SCHWARZKOPF'

ECHEVERIA GLAUCA

FURCRACEA FOETIDA 'MEDIOPICTA' 15 GAL.

LOW

LOW
PRUNUS ILICIFOLIA SPP. LYONII 24" BOX

ALYOGYNE HUEGELII 15 GAL LOW

CRASSULA OVATA 15 GAL. LOW

AEONIUM 'URBICUM'  'SALAD BOWL'

WESTRINGIA FLORIBUNDA COAST ROSEMARY 5 GAL 2' x 4'

SALVIA CLEVELANDII (1) CA BLUE SAGE 5 GAL VERY LOW
TEUCRIUM CHAMAEDRYS GERMANDER 5 GAL LOW

HETEROMELES ARBUTIFOLIA TOYON 15 GAL 8' x 6'

ARBUTUS 'COMPACTA' DWARF STRAWBERRY 5 GAL LOW

FESTUCA MAIREI ATLAS FESCUE 1 GAL LOW

SIZEBOTANICAL NAME H x WCOMMON NAME

SHRUBS (shall be maintained at 4ft height or less):

AGAVE AMERICANA CENTURY PLANT 15 GAL 5' x 5'

HENS & CHICKS 1 GAL 2' x 2'

AEONIUM 5 GAL 2' x2'

AEONIUM 5 GAL LOW

MEDIUM / LOW ENHANCED SHRUBS (Entry Drive & Amenity Courtyards):

BOUGAINVILLEA 'LA JOLLA' BOUGAINVILLEA LOW5 GAL.

FOXTAIL AGAVE
BLUE HIBISCUS

JADE PLANT
MAURITIUS HEMP

LOWCATALINA CHERRY

3" THICK SHREDDED BARK MULCH
(SHRUB AREAS - ALL HYDROZONES)

ORGANIC MULCHES:

SLOPE ADJACENT TO MHPA BOUNDARY
ARTEMISIA CALIFORNICA (1)
BACCHARIS PILULARIS
ELYMUS CONDENSATUS
HETEROMELES ARBUTIFOLIA
ISOCOMA MENZIESII var. MENZIESII
MIMULUS AURANTIACUS

MUHLENBERGIA RIGENS (1)
OPUNTIA LITTORALIS
RHUS INTEGRIFOLIA
SAMBUCUS NIGRA CAERULEA

CALIFORNIA SAGEBRUSH
COYOTE BRUSH
GIANT WILDRYE
TOYON
COAST GOLDEN BUSH
STICKY MONKEY-FLOWER

DEERGRASS
PRICKLY PEAR CACTUS
LEMONADE BERRY
BLUE ELDERBERRY

1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.
1 GAL.

1 GAL.
1 GAL.
1 GAL.
1 GAL.

VERY LOW
LOW
LOW

VERY LOW
VERY LOW
VERY LOW

LOW
VERY LOW
VERY LOW

LOW

NON-INVASIVE and WATER CONSERVING PLANT SELECTIONS
1. ALL LANDSCAPING SHALL CONSIST OF NATIVE OR NON-NATIVE ADAPTED DROUGHT TOLERANT NON-INVASIVE PLANT SPECIES
2. NO PLANT SPECIES LISTED AS PROBLEMATIC AND/OR INVASIVE BY THE CALIFORNIA NATIVE PLANT SOCIETY, THE CALIFORNIA

INVASIVE PLANT COUNCIL.
3. NO PLANT SPECIES LISTED AS A "NOXIOUS WEED" BY THE STATE OF CALIFORNIA OR THE U.S. FEDERAL GOVERNMENT SHALL BE

UTILIZED WITHIN THE PROPERTY.
4. A MAJORITY OF PLANTS SHALL BE LOW WATER USE PLANTS IDENTIFIED BY CALIFORNIA DEPARTMENT OF WATER RESOURCES.
5. ALL PLANTING SHALL PROVIDE 90 PERCENT COVERAGE WITHIN 90 DAYS AND SHALL BE REPEATED IF NECESSARY TO PROVIDE SUCH

COVERAGE; AND
6. ALL PLANTINGS SHALL BE MAINTAINED IN GOOD GROWING CONDITION THROUGHOUT THE LIFE OF THE PROJECT, AND WHENEVER

NECESSARY, SHALL BE REPLACED WITH NEW PLANT MATERIALS TO ENSURE CONTINUED COMPLIANCE WITH THE LANDSCAPE PLAN.

SCHEMATIC SHRUB LEGEND

LOW
VERY LOW

LOW

LOW

LOW

VERY LOW

MEDIUM

LOW

VERY LOW

WUCOLS

VERY LOW

LOW

LOW

3' x 4'
4' x 4'

8' x 5'

2' X 2'

4' x 4'

4' x 3'

6' x4'

2' x 2'

3' x 3'

5' x 5'

2' x 2'

3' x 3'

2' x 4'

2' x 2'

2' x 2'

4' x4'

8' X 6'
5' x5'

4' x 3'

4 x 4'

10' x 6'

2' x 4'

4' x4'

4' x 4'
5' x 4'
2' x 2'
10' x 8'
3' x 3'
2' x 2'
3' x 3'
3' x 4'
8' x 6'
6' x 6'

RESIDENTIAL CUTTING GARDEN

SEASONAL AND TO BE SPECIFIED BY PROPERTY MANAGEMENT COMPANY

TOTAL AREA: 2,817 

TOTAL AREA: 3,015 SF 

TOTAL AREA: 7,125 SF

TOTAL AREA: 17,094 SF 

TOTAL AREA: 2,182 SF

MIN. 36" O.C. SPACING
TOTAL MIN. PLANTS: 361
25% 1 GAL.
55% 5 GAL.
20% 15 GAL.

MIN. 36" O.C. SPACING
TOTAL MIN. PLANTS: 387
25% 1 GAL.
65% 5 GAL.

MIN. 24" O.C. SPACING
TOTAL  MIN. PLANTS: 2,057
65% 5 GAL.
35% 15 GAL

MIN. 48" O.C. SPACING

TOTAL  MIN. PLANTS: 1,234
100% 1 GAL.

ALL PLANTS ARE CALC-IPC NON-INVASIVE and WUCOLS LOW WATER CONSUMPTIVE (REGION 3 - SOUTH COASTAL ) VARIETIES FOR THEIR
PROPOSED GROWING CONDITIONS. THESE PLANTS ARE DROUGHT TOLERANT AND USED FOR THEIR DEEP ROOT SYSTEMS WHICH STABILES
SOIL AND MINIMIZE EROSION

PROPOSED PLANT MATERIAL NOTE

(1) INDICATES PLANTS THAT ARE PROPOSED IN LIMITED QUANTITIES

NOTE

LIGHTING NOTES
1. LIGHTING OF ALL DEVELOPED AREAS ADJACENT TO THE MHPA SHOULD BE DIRECTED AWAY

FROM THE MHPA.WHERE NECESSARY, DEVELOPMENT SHOULD PROVIDE ADEQUATE
SHIELDING WITH NON-INVASIVE PLANT MATERIALS (PREFERABLY NATIVE), BERMING,
AND/OR OTHER METHODS TO PROTECT THE MHPA AND SENSITIVE SPECIES FROM NIGHT
LIGHTING.

2. LIGHTING SOURCES FOR THE LANDSCAPE AND PAVED AREAS WILL BE CONCEALED AND THE
LIGHTING INDIRECT NOT VISIBLE FROM A PUBLIC VIEWPOINT.  LIGHT SOURCES SHOULD BE
DIRECTED SO THAT IT DOES NOT FALL OUTSIDE THE AREA TO BE LIGHTED.

3. ALL EXTERIOR SURFACE AND ABOVE-GROUND MOUNTED FIXTURES WILL BE SYMPATHETIC
AND COMPLIMENTARY TO THE ARCHITECTURAL THEME

4. EXTERIOR LIGHTING, EXCEPT STREET LIGHTS, SHALL BE DIFFUSED OR CONCEALED IN
ORDER TO PREVENT ILLUMINATION OF ADJOINING PROPERTIES OR THE CREATION OF
OBJECTIONAL VISUAL IMPACTS ON OTHER PROPERTIES.

5. ALL LIGHTING, INCLUDING SECURITY LIGHTING, SHALL BE SHIELDED TO MINIMIZE GLARE
UPON NEIGHBORING PROPERTY AND PUBLIC RIGHT-OF-WAY. PRIOR TO ISSUANCE OF A
BUILDING PERMIT, A PHOTOMETRIC LIGHTING PLAN SHALL BE SUBMITTED FOR REVIEW AND
APPROVAL BY THE COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR. FIXTURES
SHOULD BE OF A TYPE OR ADEQUATELY SHIELDED SO AS TO PREVENT GLARE FROM
NORMAL VIEWING ANGLES. SAID PLANS SHALL INCLUDE SPECIFICATION OF THE PROPOSED
LIGHTING FIXTURES AND DEMONSTRATE THE ADEQUATE SHIELDING OF LIGHTING FIXTURES
TO MINIMIZE GLARE OR LIGHT SPILLAGE OFFSITE.

PHOTOMETRICS TO BE PROVIDED BY ELECTRICAL ENGINEER  CONSULTANT AT
FINAL DRAWING STAGE.

GENERAL LANDSCAPE NOTES
1. THE LANDSCAPE DESIGN WILL PROVIDE A LOW and MODERATE WATER USE PALETTE, SCREEN

PARKING AND UTILITY AREAS AS MUCH AS POSSIBLE FROM SURROUNDING LAND USE, AND
PROVIDE OUTDOOR AMENITY AREAS IN THE PRIVATE RESIDENT COURTYARDS.

2. A MINIMUM ROOT ZONE OF 40 SQUARE FEET IN AREA SHALL BE PROVIDED FOR ALL TREES.
THE MINIMUM DIMENSION FOR THIS AREA SHALL BE 5 FEET. THIS MINIMUM DIMENSION AND
ROOT ZONE AREA MAY BE REDUCED WITH THE USE OF STRUCTURAL SOIL OR WHERE THE
COMBINATION OF SOIL CONDITIONS, ROOT ZONE AREA, ADJACENT IMPROVEMENTS, AND
SELECTED TREE SPECIES CAN BE DEMONSTRATED TO PROVIDE CONDITIONS FOR HEALTHY
TREE GROWTH THAT WILL NOT DAMAGE ADJACENT IMPROVEMENTS SDMC 142.0403 (B)(5).

3. ALL TREES AND SHRUBS SHALL BE ALLOWED TO TAKE ON THEIR NATURAL SIZE, SHAPE AND
CHARACTER. IT IS THE INTENT OF THIS DESIGN TO MINIMIZE THE NEED FOR PRUNING AND
EXTENSIVE MAINTENANCE. TREES SHALL BE LOCATED SIX FEET MINIMUM AWAY FROM
BUILDINGS.

4. ALL REQUIRED VEGETATION AND EROSION CONTROL SHALL BE COMPLETED WITHIN 90
CALENDAR DAYS OF THE COMPLETION OF GRADING DISTURBANCE.

5. MULCH: ALL REQUIRED PLANTING AREAS SHALL BE COVERED WITH MULCH TO A DEPTH OF 3
INCHES, EXCLUDING SLOPES REQUIRING REVEGETATION AND AREAS PLANTED WITH
GROUNDCOVER. ALL EXPOSED SOIL AREAS WITHOUT VEGETATION SHOULD ALSO BE
MULCHED TO THIS MINIMUM DEPTH.

6. ALL NEW LANDSCAPE SHALL CONFORM TO CITY OF SAND DIEGO DEVELOPMENT AND DISTRICT
LANDSCAPE REQUIREMENTS AND LAND DEVELOPMENT CODE LANDSCAPE REQUIREMENTS .

IRRIGATION CONCEPT NOTES
1. IRRIGATION SHALL BE PROVIDED TO ALL PLANTING AREAS AS SHOWN.
2. IRRIGATION INSTALLATION SHALL CONFORM WITH THE SAN DIEGO MUNICIPAL CODE / LAND

DEVELOPMENT CODE AND LAND DEVELOPMENT MANUAL - LANDSCAPE STANDARDS.
3. THE FOLLOWING DESIGN FEATURES SHALL BE INCLUDED:

AN APPROVED BACKFLOW PREVENTION DEVICE.
AN AUTOMATIC CONTROLLER WITH WATER BUDGETING FEATURES.
SEPARATED VALVES FOR DIFFERENT HYDROZONES AND MATERIALS.
RAIN SHUT-OFF AND WATER CONSERVATION DEVICES.

4. ALL IRRIGATION SHALL BE METERED THROUGH THE OWNER'S METER.

1. MAINTENANCE SHALL BE PROVIDED BY THE PROPERTY MANAGEMENT COMPANY FOR ALL
NEW LANDSCAPE AND BRUSH MANAGEMENT AREAS AS SHOWN ON AN ONGOING BASIS.

2. ALL LANDSCAPE AREAS SHALL BE MAINTAINED FREE OF DEBRIS AND LITTER. ALL PLANTER
MATERIAL SHALL BE MAINTAINED IN A HEALTHY GROWING CONDITION. DISEASED OR DEAD
MATERIAL SHALL BE TREATED OR REPLACED PER THE CONDITIONS OF THE PERMIT.

3. ALL SHRUBS WITHIN BM ZONE 1 ARE EITHER TO HAVE A MATURITY HEIGHT OF NO MRE THAN
4FT OR SHALL BE MAINTAINED AT 4-FT HEIGHT OR LESS

LANDSCAPE MAINTENANCE NOTES

NO EXISTING VEGETATION WITHIN LIMITS OF PROPOSED DEVELOPMENT. SITE
PREVIOUSLY GRADED.

EXISTING VEGETATION NOTE

PHOTOMETRICS NOTE

ALL VEGETATION WILL BE MAINTAINED TO AVOID ACCUMULATION OF DEAD OR DYING MATERIAL
ZONE 1 BMZ MAINTENANCE NOTE

NO TREES SHALL OBSTRUCT DEMARCATED FIRE ACCESS LANES
FIRE APPARATUS NOTE

0’ 32’16’8’

CHURCH YOUTH CENTER

VILLAS AT STALLIONS CROSSING

Landscape Plan - Shrub Plan
El Camino Real Assisted Living Facility SEIR

FIGURE 3-4aSOURCE: Leppert Engineering 2020
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L-3

UP

UP

UP

UP

UP

SIZEBOTANICAL NAME WUCOLSCOMMON NAME

OLEA 'SWAN HILL' FRUITLESS OLIVE
Multi-Trunk

LOW48" BOX
18' x 18'

QUERCUS AGRIFOLIA COAST LIVE OAK
Standard
Screen for SFD

36" BOX
50' x 40' VERY LOW

MELALEUCA NESOPHILA PINK MELALEUCA LOW

ARBUTUS x  'MARINA' HYBRID
STRAWBERRY TREE
Multi-Trunk

24" BOX
15' x 8' LOW

LOW24" BOX
45' x 18'AGONIS FLEXUOSA AUSTRALIAN WILLOW

Low Branching
Screen for SFD

VERY LOW24" BOX
10' x 8'

HETEROMELES ARBUTIFOLIA TOYON
Shrub Form

GEIJERA PARVIFLORA AUSTRAILIAN WILLOW 24" BOX
15'x12'

LOW

DRACAENA DRACO DRAGON TREE
Multi-Trunk

24" BOX
6' x 4' VERY LOW

CERCIS OCCIDENTALIS WESTERN REDBUD
Multi-Trunk

24" BOX
8' x 8' LOW

H x W
ENTRY and DROP-OFF  APPROX. QTY: 15

ALOE BAINSEII TREE ALOE LOW24" BOX
8' x 8'

LYONOTHAMNUS FLORIBUNDUS FERNLEAF CATALINA
IRONWOOD

LOW24" BOX
18' x 8'

STENOCARPUS SINUATUS FIREWHEEL TREE LOW36" BOX
25' X 15'

PARKING LOT APPROX. QTY: 35

METROSIDEROS EXCELSA NEW ZEALAND
CHRISTMAS TREE

LOW24" BOX
16'x12'

PERIMETER and SLOPE APPROX. QTY: 57

TRISTANIA CONFERTA BRISBANE BOX
Low Branching
Screen for SFD

36" BOX
30' x 15'  LOW

ENTERTAINMENT COURTYARD APPROX. QTY: 65

CITRUS - THORNLESS CITRUS TBS
In Pots IN POTS24" BOX

6' x 6'

LOW

48' BOX
15' X 15'

LAURUS NOBLIS 'COLUMN' SWEET BAY LAUREL
Column Screen

LOW24" BOX
8' x 4'

POOL COURTYARD APPROX. QTY: 44

ARBUTUS x  'MARINA'
HYBRID
STRAWBERRY TREE
Multi-Trunk

24" BOX
15' x 8'

LOW

LOW

DRACAENA DRACO DRAGON TREE
Multi-Trunk

24" BOX
6' x 4' VERY LOW

OLEA 'SWAN HILL' FRUITLESS OLIVE
Multi-Trunk

LOW48" BOX
18' x 18'

LAURUS NOBLIS 'SARATOGA' SWEET BAY LAUREL
Standard

LOW24" BOX
12' x 6'

PRLIMINARY TREE LEGEND
SYMBOL

METROSIDEROS EXCELSA LOW36' BOX
30' X 15'

 NEW ZEALAND
CHRISTMAS TREE

NOT
SHOWN

NOT
SHOWN

Accent

Vertical

road / Flowering

road / Evergreen

road / Flowering

 / Flowering

 / Evergreen

Vertical / Evergreen

 / Broad / Evergreen

Vertical / Evergreen

 / Flowering

 / Flowering

Vertical

Accent

Accent

Accent

Accent

Hedge / Evergreen

Accent

Accent

 / Flowering

Vertical

Column / Evergreen

ALL PLANTS ARE CALC-IPC NON-INVASIVE and WUCOLS LOW WATER CONSUMPTIVE (REGION 3 - SOUTH COASTAL
) VARIETIES FOR THEIR PROPOSED GROWING CONDITIONS. THESE PLANTS ARE DROUGHT TOLERANT AND USED
FOR THEIR DEEP ROOT SYSTEMS WHICH STABILES SOIL AND MINIMIZE EROSION

PROPOSED PLANT MATERIAL NOTE

LYONOTHAMNUS FLORIBUNDUS FERNLEAF CATALINA
IRONWOOD

24" BOX
18' x 8'

LYONOTHAMNUS FLORIBUNDUS FERNLEAF CATALINA
IRONWOOD

24" BOX
18' x 8'

LOW24" BOX
15' x 8'LYONOTHAMNUS F. ASLENIFOLIUS

FERNLEAF CATALINA
IRONWOOD
Low Branching

ALOE BARBERAE TREE ALOE LOW24" BOX
6' x 6'

BUILDING PERIMETER APPROX. QTY: 32

ARBUTUS x  'MARINA'
HYBRID
STRAWBERRY TREE
Multi-Trunk

24" BOX
15' x 8' LOW

LOW

TRISTANIA CONFERTA BRISBANE BOX
Low Branching

36" BOX
30' x 15'  LOW

LAURUS NOBLIS 'SARATOGA' SWEET BAY LAUREL
Standard LOW24" BOX

12' x 6'

INFORMAL HEDGE ROW at MHPA BOUNDARY
VERY LOW24" BOX

10' x 8'HETEROMELES ARBUTIFOLIA TOYON
Shrub Form 6' O.C.

LAURUS NOBLIS 'COLUMN' SWEET BAY LAUREL
Column Screen

LOW24" BOX
8' x 4' 5' O.C.

UNDERGROUND UTILITY LINES   5 FEET
ABOVE GROUND UTILITY STRUCTURE  10 FEET
DRIVEWAY (ENTRIES) 10 FEET
INTERSECTIONS  25 FEET
SEWER MAINS & LATERAL 10 FEET

MINIMUM TREE SEPARATION DISTANCE FROM UTILITIES

NOT
SHOWN

NOT
SHOWN

 / Flowering

Vertical

Column / Evergreen

Vertical / Evergreen

Hedge / Evergreen

 / Vertical / Evergreen

 / Evergreen

LYONOTHAMNUS FLORIBUNDUS FERNLEAF CATALINA
IRONWOOD

24" BOX
18' x 8'

NO TREES SHALL OBSTRUCT DEMARCATED FIRE ACCESS LANES
FIRE APPARATUS NOTE

0’ 32’16’8’

VILLAS AT STALLIONS CROSSING

CHURCH YOUTH CENTER

Landscape Plan - Trees
El Camino Real Assisted Living Facility SEIR

FIGURE 3-4bSOURCE: Leppert Engineering 2020
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0’

ZONE ONE TREES SUCH AS:

CHAMAEROPS HUMILIS var. CERIFERA / BLUE MEDITERRANEAN FAN PALM
CUPRESSUS SEMPERVIRENS / ITALIAN CYPRESS
PHOENIX DACTYLIFERA 'MEDJOOL' / DATE PALM
GEIJERA PARVIFLORA  / AUSTRALIAN WILLOW
METROSIDEROS EXCELSA / NEW ZEALAND CHRISTMAS TREE
ARBUTUS x  'MARINA' /  HYBRID STRAWBERRY TREE
CITRUS - THORNLESS / CITRUS TBS
CUPRESSUS SEMPERVIRENS / ITALIAN CYPRESS
DRACAENA DRACO / DRAGON TREE
LAURUS NOBILIS / SWEET BAY LAUREL
OLEA ‘SWAN HILL’ / FRUITLESS OLIVE
ALOE BARBERAE / TREE ALOE
CALLISTEMON VIMINALIS / WEEPING BOTTLEBRUSH
LYONOTHAMNUS F. ASLENIFOLIUS / FERNLEAF CATALINA IRONWOOD

ZONE ONE SHRUBS SUCH AS:
(ALL SHRUBS SHALL BE MAINTAINED AT 4FT HEIGHT OR LESS)

ECHEVERIA GLAUCA / HENS & CHICKS
ECHEVERIA PEACOCKII / PEACOCK ECHEVERIA
AEONIUM ARBOREUM 'SCHWARZKOPF' / AEONIUM
AGAVE AMERICANA / CENTURY PLANT
ALOE STRIATA / CORAL ALOE
DASYLIRION WHEELERI / DESERT SPOON
HESPERALOE PARVIFLORA / RED YUCCA
HETEROMELES ARBUTIFOLIA / TOYON
KALANCHOE BEHARENSIS / FELT PLANT
MUHLENBERGIA CAPILLARIS / PINK MUHLY
SENECIO MANDRALISCAE / SENECIO
WESTRINGIA FLORIBUNDA / COAST ROSEMARY
AEONIUM 'URBICUM'  'SALAD BOWL' / AEONIUM
ALOE BAINESII / TREE ALOE
ARBUTUS ‘COMPACTA’ / DWARF STRAWBERRY
BOUGAINVILLEA ROSENKA / SHRUB BOUGAINVILLEA
CALLISTEMON ‘ LITTLE JOHN’ / DWARF CALLISTEMON
CAREX DIVULSA / BERKELEY SEDGE
CHONDROPETALUM ' TECTORUM' / SMALL CAPE RUSH
DIANELLA REVOLUTA / LITTLE REV
DRACAENA DRACO / DRAGON TREE
FESTUCA MAIREI / ATLAS FESCUE
FESTUCA OVINA GLAUCA / BLUE FESCUE
LOMANDRA LONGIFOLIA 'BREEZE' / SPINY- HEADED MAT RUSH
ROSMARINUS PROSTRATUS / DWARF ROSEMARY
SALVIA CLEVELANDII / CA BLUE SAGE
TEUCRIUM CHAMAEDRYS / GERMANDER
AGAVE ATTENUATA 'MOONGLOW' / FOXTAIL AGAVE
ALYOGYNE HUEGELII / BLUE HIBISCUS
CARISSA M. 'HORIZONTALIS' / NATAL PLUM
CRASSULA OVATA / JADE PLANT
FURCRAEA FOETIDA 'MEDIOPICTA' / MAURITIUS HEMP
PRUNUS ILICIFOLIA SPP. LYONII / CATALINA CHERRY

PRELIMINARY BRUSH MANAGEMENT PLANT LEGEND

1. BRUSH MANAGEMENT IS REQUIRED IN ALL BASE ZONES WHEN A  PUBLIC OR PRIVATELY OWNED STRUCTURE IS WITHIN 100' OF NATIVE OR NATURALIZED VEGETATION.
2. WHEN BRUSH MANAGEMENT IS REQUIRED, A COMPREHENSIVE PROGRAM SHALL BE IMPLEMENTED THAT REDUCES FIRE HAZARDS AROUND STRUCTURES BY PROVIDING AN EFFECTIVE FIRE

BREAK BETWEEN ALL STRUCTURES AND CONTIGUOUS AREAS OF NATIVE OR NATURALIZED VEGETATION.
3. TYPICAL BRUSH MANAGEMENT ZONES CONSISTS OF A 35 FT ZONE ONE. THE WIDTH OF ZONE ONE SHALL NOT EXCEED 100 FT.  IN ADDITION, FOR PROJECT AT HAND, WITHIN THE

COASTAL OVERLAY ZONE, A MAXIMUM REDUCTION OF 30 FT OF ZONE TWO WIDTH IS PERMITTED.
4. ZONE 1 BRUSH MANAGEMENT AREAS MUST BE INCLUDED WITHIN THE DEVELOPMENT FOOTPRINT AND OUTSIDE THE MHPA. ADDITIONAL MITIGATION MEASURES IN THE WAY OF THE

DUAL PANE DUAL TEMPERED WINDOWS AND AN ADDITIONAL LAYER OF THE EXTERIOR 5/8” FIRE RATED TYPE X GYPSUM DRYWALL

ZONE ONE REQUIREMENTS:

ZONE ONE REQUIREMENTS
(1) THE REQUIRED ZONE ONE WIDTH SHALL BE PROVIDED BETWEEN NATIVE OR NATURALIZED VEGETATION AND ANY STRUCTURE SHALL BE MEASURED FROM THE EXTERIOR OF THE

STRUCTURE TO THE VEGETATION.
(2) ZONE ONE WILL BE FROM THE EDGES OF THE PROPOSED BUILDING TO THE NORTH PROPERTY LINE, SOUTH PROPERTY LINE, WEST PROPERTY LINE, AND EAST UP TO THE MHPA

BOUNDARY SHALL BE ZONE ONE
(3) ZONE ONE SHALL CONTAIN NO HABITABLE STRUCTURES, STRUCTURES THAT ARE DIRECTLY ATTACHED TO HABITABLE STRUCTURES, OR OTHER COMBUSTIBLE CONSTRUCTION THAT

PROVIDES A MEANS FOR TRANSMITTING FIRE TO THE HABITABLE STRUCTURES. STRUCTURES SUCH AS FENCES, WALLS, PALAPAS, PLAY STRUCTURES, AND NON-HABITABLE GAZEBOS THAT
ARE LOCATED WITHIN BRUSH MANAGEMENT ZONE ONE SHALL BE OF NONCOMBUSTIBLE, ONE HOUR FIRE-RATED OR HEAVY TIMBER CONSTRUCTION.

(4) PLANTS WITHIN ZONE ONE SHALL BE PRIMARILY LOW-GROWING AND LESS THAN 4 FEET IN HEIGHT WITH THE EXCEPTION OF TREES, PLANTS SHALL BE LOW-FUEL AND FIRE-RESISTIVE.
(5) TREES WITHIN ZONE ONE SHALL BE LOCATED AWAY FROM STRUCTURES TO A MINIMUM DISTANCE OF 10 FEET AS MEASURED FROM THE STRUCTURES TO THE DRIP LINE OF THE TREE AT

MATURITY IN ACCORDANCE WITH THE LANDSCAPE STANDARDS OF THE LAND DEVELOPMENT MANUAL.
(6) PERMANENT IRRIGATION IS REQUIRED FOR ALL PLANTING AREAS WITHIN ZONE ONE EXCEPT AS FOLLOWS:

(A) WHEN PLANTING AREAS CONTAIN ONLY SPECIES THAT DO NOT GROW TALLER THAN 24 INCHES IN HEIGHT OR
(B) WHEN PLANTING AREAS CONTAIN ONLY NATIVE OR NATURALIZED SPECIES THAT ARE NOT SUMMER-DORMANT AND HAVE A MAXIMUM HEIGHT AT PLANT MATURITY OF LESS THAN
24 INCHES.

(6) ZONE ONE IRRIGATION OVERSPRAY AND RUNOFF SHALL NOT BE ALLOWED INTO ADJACENT AREAS OF NATIVE OR NATURALIZED VEGETATION..
(7) ZONE ONE SHALL BE MAINTAINED ON A REGULAR BASIS BY PRUNING AND THINNING PLANTS, CONTROLLING WEEDS, AND MAINTAINING IRRIGATION SYSTEMS.
(8) ZONE ONE PLANT MATERIAL SHALL BE SELECTED TO VISUALLY BLEND WITH THE EXISTING HILLSIDE VEGETATION. NO INVASIVE PLANT MATERIAL SHALL BE PERMITTED AS DETERMINED BY

THE DEVELOPMENT SERVICES DEPARTMENT.

BRUSH MANAGEMENT NOTES

BRUSH MANAGEMENT ZONE WIDTH REQUIREMENTS (TABLE 142-04H)

CRITERIA

ZONE WIDTH RANGE

35 FEET FROM BUILDING

65 FEET

ZONE ONE

MHPA AREA

100% CANOPY COVERAGE; SOLID FOLIAGE
MASS WITH NO SPACES BETWEEN PLANTS

REDUCED TO 40% BY COMBINATION OF
CLEARING AND THINNING CANOPY COVERAGE

BRUSH MANAGEMENT ACTIVITIES ARE PROHIBITED WITHIN COASTAL SAGE SCRUB, MARITIME
SUCCULENT SHRUB, AND CHAPARRAL HABITATS DURING THE BREEDING SEASON OF FEDERALLY
PROTECTED SPECIES, FROM MARCH 1 TO AUGUST 15, EXCEPT WHERE DOCUMENTED TO THE
SATISFACTION OF THE CITY OF SAN DIEGO THE THINNING WOULD BE CONSISTENT WITH THE
CONDITIONS OF SPECIES COVERAGE DESCRIBED IN THE CITY OF SAN DIEGO'S MSCP SUBAREA
PLAN.

BRUSH MANAGEMENT ZONE PLANTING SHALL
MEET ALL CITY WIDE LANDSCAPE REGULATIONS.

COASTAL SAGE SCRUB NOTE
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CHAPTER 4.0 HISTORY OF PROJECT CHANGES  

The St. John Garabed Armenian Church (Church) project was originally submitted to the City of 
San Diego in June 2011 and was comprised of a 350-seat church and three accessory buildings on the 
13.36-acre site located at 13925 El Camino Real, San Diego (Assessor’s Parcel Number 304-020-2400). 
Refer to 2014 St. John Garabed Armenian Church Final Environmental Impact Report (2014 Church EIR) 
for the history of the project changes from 2011 through to the certification of the 2014 Church EIR. 
The 2014 Church EIR was certified by the Planning Commission for the Church on October 20, 2014. 
Subsequently, the California Coastal Commission approved the Church on January 14, 2016. 
Construction of the Church was initiated in 2018 and the Church is currently operational. The three 
accessory buildings that would be associated with the Church have not yet been constructed.  

Subsequent to the certification of the 2014 Church EIR, members of the Church congregation 
acquired a neighboring parcel to the Church (Assessor’s Parcel Number 304-650-3700). The El 
Camino Real Assisted Living Facility (Assisted Living Facility) was first submitted to the City of 
San Diego on October 15, 2020. Since that time, numerous modifications and revisions have been 
made to the project design, including the addition of landscape buffers to the eastern and southern 
boundaries and the addition of a third-floor building step-back from the southern boundary. The 
remaining Assisted Living Facility changes were within the internal building layouts and designs, and 
do not affect the environmental analysis included herein. 
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CHAPTER 5.0 ENVIRONMENTAL ANALYSIS 

This chapter analyzes the potential environmental impacts that may occur as a result of project 
implementation. Because this is a Subsequent EIR (SEIR), this chapter includes a section for each 
issue topic included in the 2014 St. John Garabed Armenian Church Final Environmental Impact 
Report (2014 Church EIR) plus additional topics found necessary to address due to changes in 
circumstances. The topics included in this chapter are as follows: 
 

1. Land Use 
2. Agricultural Resources 
3. Air Quality and Odor 
4. Biological Resources 
5. Greenhouse Gas Emissions 
6. Historical Resources 

7. Paleontological Resources 
8. Transportation 
9. Visual Effects and 

Neighborhood Character  
10. Noise 
11. Tribal Cultural Resources 

Each of these sections includes a summary of existing conditions; regulatory framework; evaluation 
of potential project impacts; a list of required mitigation measures if applicable; and conclusion of 
significance after mitigation if there are impacts requiring mitigation. The impact analysis includes a 
summary of the 2014 Church EIR impact analysis under the “Previous EIR” heading and subsequently 
the “Changes in Circumstances/New Information” analysis is provided to assess any change in 
circumstance or new information resulting from the proposed El Camino Real Assisted Living Facility 
(Assisted Living Facility), changes to conditions, or other new information since the certification of 
the 2014 Church EIR. All potential direct and indirect impacts are evaluated in relation to applicable 
City, state, and federal standards, as reflected in the City’s 2022 Significance Determination 
Thresholds and include City goals and standards in compliance with the City General Plan (2008). 
Accordingly, the issue questions identified in the Scoping Letter prepared for the Assisted Living 
Facility and utilized herein were based on the City’s 2022 Significance Determination Thresholds. The 
“Significance of Impact” section provides the conclusion of the Assisted Living Facility impact analysis 
and also identifies if that impact is a new significant impact or a change in impact from that 
disclosed in the previously certified 2014 Church EIR. As applicable, the previous 2014 Church EIR 
mitigation is carried forward to the Assisted Living Facility, or new or modified mitigation is 
identified herein as needed to address mitigating significant impacts to the extent feasible.  
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5.1 LAND USE 

Chapter 5.1, Land Use, of the 2014 St. John Garabed Armenian Church Final Environmental Impact 
Report (2014 Church EIR) discloses information regarding the approved St. John Garabed Armenian 
Church (Church) and associated land use analysis. A summary of that analysis is included for each 
land use issue in Section 5.1.3 below for the convenience of the reader. However, refer to the 2014 
Church EIR Chapter 5.1 for details.  

Because the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted 
Living Facility (Assisted Living Facility), the additional information provided below is intended to 
provide a land use analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. 
The following land use discussion analyzes the existing conditions related to land use, planning, 
and zoning in the vicinity of the project.  

5.1.1 EXISTING CONDITIONS 

On-Site Land Uses 

The 13.36-acre Church parcel has been graded, and currently includes the 350-seat main church 
building, which has been constructed and is now operational. The three accessory buildings that would 
be associated with the Church have not yet been constructed.  

The 3.97-acre Assisted Living Facility parcel is currently undeveloped; however, in the past, the 
property was used for agriculture. Due to the previous agricultural uses, the subject property 
primarily consists of disturbed habitat. The eastern portion of the site is within the City of 
San Diego’s Multi-Habitat Planning Area (MHPA) and includes Environmentally Sensitive Lands. In 
total, 1.12 acres of the 3.97-acre property are designated MHPA.  

Surrounding Land Uses 

Existing land uses in the vicinity of the project site are depicted in Figure 2-2, Vicinity Map. The 
project’s immediate surrounding land uses include El Camino Real roadway and the San Dieguito 
lagoon open space to the north, undeveloped lands to the east, residential uses to the south, and an 
existing church (Evangelical Formosan Church) to the west.  

North of the project site and west of El Camino Real, the Southern California Edison San Dieguito 
Lagoon Wetlands Restoration Project occupies a large swath of land stretching from Interstate (I) 
5 east to El Camino Real and from commercial development and equestrian uses along Via de la 
Valle south to sloping terrain and single-family residences in the City of Del Mar. The San Dieguito 
River runs through the wetland restoration project and empties into the San Dieguito Lagoon to the 
west. Unpaved pedestrian trails provide access to scenic vantage points within the restoration 
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project area and a longer trail traverses the northern portion of the area, passes beneath I-5, and 
follows the San Dieguito River to Jimmy Durante Boulevard.  

Stallion’s Crossing, a 47-unit single-family residential development, is located immediately south of 
the project site and two equestrian centers (Ridgemar Equestrian Center and Rancho El Camino 
Riding School) are located to the southeast. A single-family residential project is also located on the 
mesa overlooking Gonzales Canyon to the east of the project.  

Gonzales Canyon is located to the east and includes the MHPA. Past the MHPA area, there are 
equestrian centers and large lot single-family residences. Pedestrian and equestrian trails traverse 
Gonzales Canyon, the project site, and undeveloped lands to the east.  

Other notable land use features in the area include the Del Mar Racetrack/Del Mar Fairgrounds 
located approximately 1 mile northwest of the project site. In addition, the Fairbanks Ranch Country 
Club (1.6 miles northeast of the project site) and the Del Mar Polo Fields (1.15 miles northeast of the 
project site) are nearby. Nearby commercial uses include the Del Mar Center (0.75 miles northwest 
of the project site), Flower Hill Mall (0.80 miles to the northwest of the project site), and Del Mar 
Highlands Town Center and One Paseo (1.2 miles to the south).  

Site Land Use Designations 

The project site is designated as Residential and Park, Open Space and Recreation in the General 
Plan’s Land Use Element. In addition, the project is located within the northwestern extent of the 
North City Future Urbanizing Area (NCFUA) Framework Plan. The project site is located in Subarea II 
of the NCFUA Framework Plan and within the Coastal Zone Boundary (City of San Diego 1992). 
According to the Land Use element of the NCFUA Framework Plan, the site is designated as Very-
Low Density Residential and Environmental Tier (Figure 5.1-2, North City Future Urbanizing Area – 
Subarea II). The General Plan also identifies the project site as within Proposition A Lands. The site is 
subject to Council Policy 600-29 “Maintenance of Future Urbanizing Area as an Urban Reserve,” 
which was originally adopted by Resolution R-254647 on July 20, 1981 and expresses the City 
Council’s policy concerning the maintenance of Future Urbanizing Areas as an Urban Reserve, and 
followed with four development alternatives for properties in the NCFUA Framework Plan that are 
designated A-1 (in 1992, A-1 zoning applied to the entire NCFUA, which are described in 
Section 5.1.2, below.  

Site Zoning 

Zoning for the project site is Agricultural-Residential (AR-1-1). AR-1-1 regulations allow private 
stables, commercial riding, training or boarding horse stables, and most agricultural uses. The AR-1 
regulations also allow several other uses, such as hospitals, Intermediate Care Facilities & Nursing 
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Facilities, and churches, with an Uncodified Conditional Use Permit (CUP) Ordinance The AR-1-1 
regulations also allow several other uses, such as hospitals, Intermediate Care Facilities & Nursing 
Facilities, and churches, with an Uncodified Conditional Use Permit (CUP) Ordinance. However, 
Hospitals, Intermediate Care Facilities & Nursing Facilities are not permitted within Proposition A 
Lands per the Separately Regulated Use Regulations of the Municipal Code. Additional information 
about regulatory framework is provided in Section 5.1.2, Regulatory Framework, below. 

5.1.2 REGULATORY FRAMEWORK 

State 

California Coastal Act 

The California Coastal Act, Public Resources Code Sections 30000 et seq, regulates development 
within the Coastal Act Coastal Zone. Chapter 3 of the Coastal Act, Public Resources Code Sections 
30200, et seq, sets forth Coastal Resources Planning and Management Policies. These code sections 
provide specific regulations for public access, recreation, marine environment protection, protection 
and development of land resources, industrial development and sea level rise.  

The project site is located in the NCFUA, which is an area of deferred certification in the City of 
San Diego's Local Coastal Program. The NCFUA is divided into five subareas. The Coastal 
Commission certified the Framework Plan for the NCFUA in 1993. This document established 
general conceptual circulation patterns and open space areas, but was intended to be implemented 
through specific plans for each of the subareas prior to the Coastal Commission transferring permit 
authority to the City for those portions of the NCFUA in the coastal zone. Subareas I and IV are 
located entirely outside the coastal zone, and the Coastal Commission has certified specific plans for 
the coastal zone portions of Subareas III and V. The subject site is located within Subarea II. Since the 
vast majority of Subarea II is comprised of area planned for the San Dieguito wetlands restoration 
project, a specific plan has not been prepared for this subarea. Thus, the Coastal Commission 
continues to use the certified NCFUA Framework Plan as guidance for the area. The City's Land 
Development Code (LDC) constitutes the certified Implementation Plan for the entire City, and is also 
used as guidance here. 

There is also a certified Land Use Plan (LUP) for the area, the North City Local Coastal Program Land 
Use Plan, which the Coastal Commission uses for guidance. However, this document does not 
contain any policies with respect to this area, because the NCFUA Framework Plan and subsequent 
subarea plans were intended to govern development in the NCFUA. Therefore, the Coastal 
Commission retains coastal development permit authority over Subarea II at this time and the 
Chapter 3 policies of the Coastal Act are the standard of review. 
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Local  

City of San Diego General Plan 

The City’s General Plan is a comprehensive, long-term document that sets out a long-range vision 
and policy framework for how the City could grow and develop, provide public services and maintain 
the qualities that define San Diego. Accordingly, the General Plan “provides policy guidance to 
balance the needs of a growing city while enhancing quality of life for current and future 
San Diegans.” The General Plan is comprised of a Strategic Framework section and ten elements 
including: Land Use and Community Planning; Mobility; Urban Design; Economic Prosperity; Public 
Facilities, Services and Safety; Recreation; Conservation; Historic Preservation; Noise; and Housing. 
The following discussion summarizes each element that is relevant to the proposed project.  

The project is within an area that is not covered by a typical community plan, but is located within 
the NCFUA Framework Plan. The NCFUA Framework Plan is discussed further under a separate 
heading below.  

The project site has a General Plan Land Use Category designation of Residential and Park, Open 
Space and Recreation. Environmental goals and policies relevant to the project are contained within 
the General Plan’s Land Use and Community Planning, Mobility, Urban Design, Economic Prosperity, 
Conservation and Noise Elements. Each of these elements are summarized below. 

Land Use and Community Planning Element: The purpose of this element is to guide future growth 
and implement the City of Villages Strategy within the context of San Diego’s community planning 
program. The Land Use and Community Planning Element includes policy direction to govern the 
preparation of community plans and also provides policy direction in areas including zoning and 
policy consistency, the plan amendment process, coastal planning, airport land use planning, 
annexation policies, balanced communities, equitable development, environmental justice, and 
Proposition A – The Managed Growth Initiative. General Plan goals for coastal resources include the 
certification of Local Coastal Program Land Use Plans from the City of San Diego community plans, 
and the preservation and enhancement of coastal resources. Policies emphasize consistency 
between planning documents and the incorporation of policies that protect biological resources, 
geologic stability, circulation, parking, beach impact area, public access, recreational opportunities, 
visitor serving, and visual resources (City of San Diego 2015).  

The purpose of the Land Use and Community Planning Element (Land Use Element) is “to guide 
future growth and development into a sustainable citywide development pattern, while maintaining 
or enhancing quality of life in our communities.” The Land Use Element addresses land use issues 
that apply to the City as a whole, and identifies the community planning program as the mechanism 
to designate land uses, identify site-specific recommendations, and refine citywide policies, as 
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needed. This Element establishes a structure that respects the diversity of each community, and 
includes policies that govern the preparation of community plans. In addition, the Land Use Element 
addresses zoning and policy consistency, the plan amendment process, airport land use planning, 
annexation policies, balanced communities, equitable development, environmental justice and 
Proposition A – The Managed Growth Initiative.  

Proposition A Lands 

The project site is designated as “Proposition A Lands” in the General Plan (Figure LU-4) which includes 
lands characterized by very low-density, residential, open space, natural resource-based park and 
agricultural uses. Proposition A Lands have the same meaning as the former Future Urbanizing Area 
designation, and are subject to Proposition A, the Managed Growth Initiative of 1985.  

Section J of the Land Use Element establishes the following goals for areas designated as Proposition 
A Lands: 

• Future growth and development that is consistent with current land use intensity or that is 
subject to a “phase shift” process to approve increased intensity; and 

• Continued adherence to NCFUA Framework Plan and other adopted subarea plans. 

Polices pertaining to designated Proposition A Lands contained in Section J of the Land Use 
Element include: 

• Identify non-phase shifted lands as Proposition A lands and no longer refer to them as Future 
Urbanizing Area (LU-J.1);  

• Follow a public planning and voter approval process consistent with the provisions of this Land 
Use Element for reuse planning of additional military lands identified as Proposition A lands, 
and other areas if and when they become subject to the City’s jurisdiction (LU-J.2); and 

• Continue to implement Proposition A –The Managed Growth Initiative of 1985 (LU-J.3). 

Proposition A - background 

The Proposition A Lands designation originated in 1985 when the City-wide electorate approved 
Proposition A, which amended the 1979 Progress Guide and General Plan (1979 General Plan) to 
state that: “no property shall be changed from the ‘future urbanizing’ land use designation in the 
Progress Guide and General Plan to any other land use designation, and the provisions restricting 
development in the Future Urbanizing Area shall not be amended except by majority vote of the 
people”. The Proposition A Lands designation limits development until a phase shift has been 
approved by the City Council pursuant to a Subarea Plan defining how the land would be developed. 
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In addition to restrictions on land use designation changes, Proposition A (Section 3, 
Implementation) directed the City to implement the proposition by taking actions “including but to 
[sic] limited to adoption and implementation on any amendments to the General Plan and zoning 
ordinance or citywide reasonably necessary to carry out the intent and purpose of this initiative 
measure.” A comprehensive package of legislative and regulatory actions implementing Proposition 
A was adopted by the City Council in 1990, including (a) amendments to: the 1979 General Plan 
Guidelines for Future Development; (b) Council Policy 600-29 “Maintenance of Future Urbanizing 
Area as an Urban Reserve”; (c) City Council Policy 600-30, “General Plan Amendments to Shift Land 
from Future Urbanizing to Planned Urbanizing Area”; and (d) zoning regulations for Planned 
Residential Developments, A-1 zones, and Conditional Use Permits. 

Council Policy 600-29 “Maintenance of Future Urbanizing Area as an Urban Reserve,” which was 
originally adopted by Resolution R-254647 on July 20, 1981 expresses the City Council’s policy 
concerning the maintenance of Future Urbanizing Areas as an Urban Reserve, and followed with 
four development alternatives for properties in the NCFUA that are designated A-1 (in 1992, A-1 
zoning applied to the entire NCFUA). These are: (i) development pursuant to the A-1 zone 
regulations (e.g., one dwelling unit per 10 acres in most of the plan area), (ii) rural clustering at the 
density permitted by the A-1 zone, (iii) clustered residential development at a density of one dwelling 
unit per 4 acres, or (iv) development pursuant to conditional use permit regulations which are 
“natural resource dependent, non-urban in character and scale, or are of an interim nature which 
would result in an irrevocable commitment of the land precluding future uses non-urban 
in character. 

City Council Policy 600-30, “General Plan Amendments to Shift Land from Future Urbanizing to 
Planned Urbanizing Area,” which was originally adopted by Resolution R-254648 on July 20, 1981 
specifies the guidelines and requirements for effecting a shift of land from Future Urbanizing to the 
Planned Urbanizing area in accordance with the 1979 General Plan. This policy applies only to urban 
scale projects that require a public vote. Specifically, the City or a private property owner can apply 
for a “threshold determination” which is a determination by the City Council of whether there is a 
reasonable basis for applying a substantive review of the application to the land in question, without 
prejudice to the City Council’s ability to grant or deny an application upon final substantive review 
(City 2014). This decision is to be based on the following findings. Only one finding is required to 
meet the threshold determination: 

 The amendment is needed to provide additional land for development, based on City monitoring 
of the amount, rate, character and location of growth and development or in order to maintain a 
viable market. 

 The amendment may be responsive to population and growth rates which demand increased 
land availability. 

1. 

2. 
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 Due to the limited size of the area in question and the nature of the proposed development, the 
amendment may not contribute to, encourage or induce urban sprawl, leapfrog development or 
premature development of the land. 

 The amendment may provide the City with substantial and unique public benefit.  

Following the threshold determination approval, a community, specific, or precise plan for the area 
shall be prepared to be adopted concurrently with the General Plan amendment. The application 
and associated land use plan shall be evaluated by staff, and be subject to environmental review. 
Upon considering the recommendation of the Planning Commission, the City Council could approve 
or deny a General Plan amendment shifting the land from the future urbanizing to the planned 
urbanizing tier. If approved by the City Council, the amendment could then be brought to the voters 
in a city-wide election for final action. 

Mobility Element: This element strives to improve mobility in the City by providing policies that 
support a balanced, multimodal transportation network, while minimizing environmental and 
neighborhood impacts.  

Urban Design Element: “Urban design” describes the physical features that define the character or 
image of a street, neighborhood, community, or the City as a whole. Further, urban design provides 
the visual and sensory relationship between people and the built and natural environments. 
Citywide urban design recommendations are necessary to ensure that the built environment 
continues to contribute to the qualities that distinguish the City as a unique living environment. 

Economic Prosperity Element: The Economic Prosperity Element includes policies intended to ensure 
that the economy grows in ways that strengthen the City’s industries. The Economic Prosperity Element 
also provides policies that are intended to improve economic prosperity by ensuring that the economy 
grows in ways that strengthen industries, retain and create good jobs with self-sufficient wages, increase 
average income, and stimulate economic investment in communities. 

Public Facilities, Services, and Safety Element: The Public Facilities, Services, and Safety (Public 
Facilities) Element addresses facilities and services that are publicly managed, and have a direct 
influence on the location of land uses. These include Fire-Rescue, Police, Wastewater, Stormwater, 
Water Infrastructure, Waste Management, Libraries, Schools, Information Infrastructure, Disaster 
Preparedness, and Seismic Safety. 

Recreation Element: The Recreational Element designates areas for neighborhood parks, 
community parks, resource-based parks and open space. The City of San Diego has over 38,930 
acres of park and open space lands that offer a diverse range of recreational opportunities. The 
project site is partially identified as open space lands in the Recreational Element.  

3. 

4. 
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Conservation Element: The Conservation Element contains policies to guide the conservation of 
resources that are fundamental components of San Diego’s environment, that help define the City’s 
identity, and that are relied upon for continued economic prosperity. Resources that are discussed 
in this Element include: water, land, air, biodiversity, mineral, natural materials, recyclables, 
topography, views, energy, and agriculture.  

Noise Element: The Noise Element provides goals and policies to guide compatible land uses and 
incorporates noise attenuation measures for new uses to protect people living and working in the 
City from an excessive noise environment. This purpose becomes more relevant as the City 
continues to grow with infill and mixed-use development consistent with the Land Use Element. 

Historic Preservation Element: The Historic Preservation Element addresses both historical and 
cultural resources within the City. The intent of this element is to guide preservation, protection and 
rehabilitation of such resources in order to maintain the City’s history and culture.  

Housing Element: The Housing Element is updated every 8 years based on the Regional Housing 
Needs Assessment (RHNA) issued for San Diego County. The City of San Diego's portion of the 
County's RHNA target for the 2021–2029 Housing Element period is 108,036 homes. The Housing 
Element demonstrates how the City will achieve the RHNA, including housing goals for each income 
group. Seniors are one of the population groups specifically addressed in the Housing Element.  

North City Future Urbanizing Area Framework Plan 

In 1992, the City Council adopted the NCFUA Framework Plan to address the growth management 
strategy from the 1979 General Plan through comprehensive planning of this portion of the Future 
Urbanizing Area. As explained in the City of San Diego Planning Department website, there is no 
“typical” community plan for this area. Planning and land use policies for this area are contained in the 
NCFUA Framework Plan and the City’s General Plan.  

The NCFUA Framework Plan identifies five planning subareas for preparation of comprehensive 
Subarea Plans. The proposed project site is located within Subarea II. At one time, Subarea II consisted 
of mostly privately owned land with multiple property owners that was being used as agriculture or 
remained undeveloped. Currently, much of Subarea II is within public ownership as open space. 
Accordingly, a Subarea Plan was never prepared for Subarea II unlike the other subareas. The NCFUA 
Framework Plan provides guidance on permitted development within the NCFUA without need for a 
phase shift and subsequent vote of the electorate. Per Council Policy 600-29, The Framework Plan 
refers to four development alternatives for projects within the NCFUA and zoned A-1: 

 Development pursuant to A-1 regulations. In most of the NCFUA Framework Plan, this could result 
in a maximum development intensity of one housing unit per ten acres. Other allowable uses are 

1. 
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churches, private stables, commercial riding, training or boarding horse stables, and most 
agricultural uses; 

 Development pursuant to Rural Cluster Development regulation at the density permitted 
by the A-1 zone, which would result in the same maximum development intensity, but with 
development clustered to promote retention of open space and future 
development opportunities; 

  Development pursuant to conditional use permit regulations “provided that the conditional uses 
are natural resource dependent, non-urban in character and scale, or are of an interim nature 
which would not result in an irrevocable commitment of the land precluding future uses.”  

 Development pursuant to the Planned Residential Development (PRD) regulations at a density not 
to exceed one dwelling unit per four acres. 

The project is located within the northwestern extent of the NCFUA Framework Plan boundary and 
the NCFUA Framework Plan provides a vision for development of the future urbanizing area. 
Figure 5.1-1, City of San Diego Community Plan Area, depicts the boundary of the project site and 
NCFUA community. The NCFUA Framework Plan seeks to preserve the natural features of the plan 
area including scenic and biological resources and incorporating these features in human 
landscapes (City of San Diego 1992). The goal of the NCFUA Framework Plan is to prevent premature 
urbanization until it has been determined that development will accommodate the City’s growth. By 
defining the built environment, with an environmental component, and concentrating development 
in specific areas, the NCFUA Framework Plan has proven to be a successful tool in reducing urban 
sprawl. The NCFUA Framework Plan includes the following chapters: Framework Plan Overview, NCFUA 
Framework Plan Implementation, Land Use, Urban Design, Open Space, Transportation, Affordable 
Housing and Housing for Persons with Special Needs, and Public Facilities Needs and Financing. The 
goals and objectives of each of the elements that are relevant to the project are identified below. 

Land Use Element: According to the Land Use element of the NCFUA Framework Plan, the site is 
designated as Very-Low Density Residential and Environmental Tier (Figure 5.1-2). Per the overall 
planning concept, higher intensity uses, including mixed-use community cores and employment 
centers, cover a relatively small land area but are important in the ultimate identity and function of 
the NCFUA Framework Plan (City of San Diego 1992). A guiding principle of the Land Use Element is 
to create a pattern of land use and conservation that is clearly distinguishable from surrounding 
neighborhoods and that fosters appealing and enjoyable neighborhoods and business districts. 
Additional guiding principles include limiting adverse impacts on surrounding communities by 
providing needed public facilities within the NCFUA Framework Plan and including public facilities in 
the NCFUA Framework Plan that meet the needs of residents and provide for convenience and 
community identity. Included in the Land Use Element are allowable residential densities, 
appropriate housing types and compatible activities, intensities and allowable uses in commercial 

2. 

3. 

4. 
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development areas, and development programs for mixed-use community cores. The project site’s 
designated land use is Very Low-Density Residential 0.8 dwelling unit/gross acre average and 
Environmental Tier (see Figure 5.1-2). Compatible activities within the Very Low-Density Residential 
land use category include (among other activities) group housing and the Environmental tier consists 
of “open space lands with high natural resource value that function as natural habitat, form 
connections to surrounding open spaces, and give shape and definition to surrounding built areas” 
(City of San Diego 1992).  

Relevant policies of the Land Use Element specific to Subarea II include Policy 3.4h, which states that 
“sites located along Via de la Valle and El Camino Real are less suitable for residential uses than for 
public and semi-public uses that are also allowed” and that “along El Camino Real public and semi-
public activities would ideally be uses that take up a relatively small portion of the site and where 
architecture can be in harmony with surrounding open space” (City of San Diego 1992). Policy 3.4k is 
also relevant to the project and states that “the subarea plan for this area shall incorporate the 
policies in the North City Local Coastal Program (LCP) to limit filling and development of the l00-year 
floodplain of the San Dieguito River and the grading of scenic slopes on the southern end of the 
valley” and “the subarea plan shall also address buffering wetlands adjacent to development, the 
maintenance of viable habitats in this area.”  

Urban Design Element: The urban design principles build on citywide policies of the General Plan, 
as well as the City’s Land Guidance System. The goal of this element to develop communities with 
densities that promote pedestrian activity, transit use, urban character, mixed use development, 
and accessible public places. The planning and design of all development strives to create a high-
quality pedestrian environment, follow design principles for local mixed-use centers, and open up 
public view corridors.  

Open Space Element: Open space areas separate and give form to developed areas, providing a 
visual break and opportunity for recreational pursuits. The NCFUA Framework Plan remained largely 
undeveloped while surrounding areas became urbanized due to its irregular and varied topography 
and high natural resource value. Retention of these qualities is a key objective of the Open Space 
Element. The Open Space Element identifies lands to be retained in permanent open space and 
establishes principles for sensitive treatment of natural features in development areas. Relevant 
guiding principles of the Open Space Element include the following: 

• 5.1a (“create an environmental tier, an interconnected, viable system of natural open space 
that serves to protect and conserve cultural resources”) 

• 5.1c (“preserve floodplains and significant topographic features such as canyons, ridges and 
hillsides”), 5.1e (“provide for refinement of the environmental tier as shown on the Framework 
Plan diagram based on field assessment of resources and detailed land use Planning”) 
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• 5.1f (“Within the environmental tier, provide for some low-impact forms of recreation such as 
walking, bicycling and nature watching”) 

• 5.2a (“the environmental tier shown in the Framework Plan diagram may be refined during 
subarea and project planning provided such refinements are consistent with the principles of 
this section”) 

• 5.2d (“Because of the importance of continuous open space that provides for plant and 
animal movement, portions of the environmental tier may not be eliminated based solely on 
an absence of sensitive resources within the area designated. Function as an open space 
corridor or groundwater recharge area may be sufficient to warrant inclusion in the 
environmental tier”) (City of San Diego 1992)  

Transportation Element: Design of a multimodal transportation system has been one of the 
primary purposes of the NCFUA Framework Plan process. Despite the location of NCFUA between 
two major north-south freeways, road connections in and out of the NCFUA Framework Plan are 
limited, and existing congestion in surrounding communities limits the intensity of development. 
Two transportation objectives have strongly influenced the design of the Framework Plan: the need 
to limit traffic impacts in adjoining neighborhoods and the need to accommodate densities and land 
use patterns supportive of transit usage and walking and bicycle usage. 

City of San Diego Municipal Code and Zoning 

Zoning for the project site is currently designated by the City as Agricultural-Residential (AR-1-1) 
(Figure 2-4, City of San Diego Zoning) and the site is located within the Coastal Act Coastal Zone. 
According to San Diego Municipal Code (SDMC) 131.0301, the purpose of the AR zone is to 
accommodate a wide range of agricultural uses while also permitting residential development 
opportunities of varying densities with the Planned Development Permit (City of San Diego 
2021a). The AR-1-1 zone requires minimum 10-acre lots and a maximum structure height of 30 
feet. Pursuant to Section 131.0344 of the SDMC, a structure in the AR-1-1 zone may exceed the 
30-foot structure height limit if the front, side, and rear setbacks are each increased by 10 feet 
for each 10 feet, or portion thereof, of structure height above 30 feet, except as limited by the 
regulations in Chapter 13, Article 2 (Overlay Zones) (City of San Diego 2021a). Section 131.0322, 
Use Regulations Table for Agricultural Zones (see Table 11-03B) of SDMC establishes that 
Hospitals, Intermediate Care Facilities & Nursing Facilities are typically allowed on AR-1-1 lands 
with a CUP.  

Hospitals, Intermediate Care Facilities & Nursing Facilities are subject to Supplemental 
Regulations found in SDMC 141.0413. The supplemental regulations include requirements for 
architectural elements reducing building bulk, minimizing impacts on surrounding development, 
access, parking, storage, service areas, and repair areas. In addition, the supplemental 
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regulations prohibit Hospitals, Intermediate Care Facilities & Nursing Facilities on Proposition A 
lands (SDMC 141.0413[a]). The project site is located on Proposition A lands.  

Staff determined that nursing facilities are not permitted in agricultural zones on Proposition A 
Lands pursuant to SDMC Section 141.0413(a). Subsequently, staff determined that the proposed use 
qualifies for reasonable accommodations pursuant to SDMC Section 131.0466 to allow a deviation to 
the regulation prohibiting Nursing Facilities in Proposition A Lands in accordance with SDMC Section 
131.0466 via Process 1 review. The federal Fair Housing Act (42 USC 3601–3619) and the California 
Fair Housing and Employment Act (Govt Code 12900–12996) require local jurisdictions to make 
reasonable accommodations to afford disabled persons an equal opportunity to use and enjoy 
housing accommodations or a dwelling. San Diego’s procedures for implementing reasonable 
accommodation are found in SDMC 131.0466. The adoption of an Uncodified Conditional Use Permit 
(CUP) Ordinance would allow for development of the Assisted Living Facility with a CUP and would 
be consistent with the federal, state and local statutory requirements to reasonably accommodate a 
Hospitals, Intermediate Care Facilities & Nursing Facilities within Proposition A lands.  

Multiple Species Conservation Program 

The MSCP is part of a comprehensive habitat conservation planning program for southwestern 
San Diego County. A goal of the MSCP is to preserve a network of habitat and open space, 
protecting biodiversity while allowing development of less sensitive lands. Local jurisdictions, 
including the City, implement their portions of the MSCP through subarea plans, which describe 
specific implementing mechanisms. 

The City’s MSCP subarea plan was adopted in March 1997. The MSCP subarea plan is a plan and 
process for the City to issue permits under the federal and state Endangered Species Acts and the 
California Natural Communities Conservation Planning Act of 1992. The primary goal of the MSCP 
subarea plan is to conserve viable populations of sensitive species and to conserve biodiversity 
while allowing for reasonable economic growth.  

“MSCP Covered” refers to species covered by the City’s Federal Incidental Take Permit issued 
pursuant to Section 10(a) of the federal Endangered Species Act (16 USC 1539[a][2][A]). Under the 
federal Endangered Species Act, an incidental take permit is required when non-Federal activities 
would result in “take” of a threatened or endangered species. A Habitat Conservation Plan (HCP) 
must accompany an application for a Federal Incidental Take Permit. Take authorization for federally 
listed wildlife species covered in the HCP shall generally be effective upon approval of the HCP. 
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Multi-Habitat Planning Area 

The MHPA consists of areas within which the permanent MSCP preserve would be assembled and 
managed for biological resources. Lands within the City of San Diego MHPA are proposed to be 
conserved by one of the following five methods: 1) conservation of existing public lands; 2) land use 
restrictions of property within the MHPA through zoning regulations; 3) open space exactions 
directed toward building the MHPA imposed on new development outside the MHPA; 4) open space 
previously set aside on private lands for conservation as part of the development process; and 
5) public acquisition of private lands. 

Land Use Adjacency Guidelines  

The City’s MSCP Subarea Plan (City of San Diego 1997) provides Land Use Adjacency Guidelines in Section 
1.4.3 to avoid or reduce significant indirect impacts to MHPAs from adjacent land uses. The Land Use 
Adjacency Guidelines include drainage, lighting, noise, and slope grading recommendations for adjacent 
development, as well as recommendations for avoiding or redirecting toxic chemicals (e.g., from 
landscape or agricultural fertilization) and prohibition of the planting of invasive species. Considering the 
Assisted Living Facility parcel location, the project is subject to the MHPA Land Use Adjacency Guidelines. 
As such, the following guidelines are applicable: 

• Drainage. All new and proposed parking lots and developed areas in and adjacent to the 
preserve must not drain directly into the MHPA. All developed and paved areas must prevent 
the release of toxins, chemicals, petroleum products, exotic plant materials and other 
elements that might degrade or harm the natural environment or ecosystem processes within 
the MHPA. This can be accomplished using a variety of methods including natural detention 
basins, grass swales or mechanical trapping devices. These systems should be maintained 
approximately once a year, or as often as needed, to ensure proper functioning. Maintenance 
should include dredging out sediments if needed, removing exotic plant materials, and adding 
chemical-neutralizing compounds (e.g., clay compounds) when necessary and appropriate. 

• Toxics. Land uses, such as recreation and agriculture, that use chemicals or generate by-
products such as manure, that are potentially toxic or impactive to wildlife, sensitive species, 
habitat, or water quality need to incorporate measures to reduce impacts caused by the 
application and/or drainage of such materials into the MHPA. Such measures should include 
drainage/detention basins, swales, or holding areas with non-invasive grasses or wetland-type 
native vegetation to filter out the toxic materials. Regular maintenance should be provided. 
Where applicable, this requirement should be incorporated into leases on publicly owned 
property as leases come up for renewal. 

• Lighting. Lighting of all developed areas adjacent to the MHPA should be directed away from 
the MHPA. Where necessary, development should provide adequate shielding with non-



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.1 – LAND USE 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.1-15 October 2024 

invasive plant materials (preferably native), berming, and/or other methods to protect the 
MHPA and sensitive species from night lighting. 

• Noise. Uses in or adjacent to the MHPA should be designed to minimize noise impacts. Berms or 
walls should be constructed adjacent to commercial areas, recreational areas, and any other use 
that may introduce noises that could impact or interfere with wildlife utilization of the MHPA. 
Excessively noisy uses or activities adjacent to breeding areas must incorporate noise reduction 
measures and be curtailed during the breeding season of sensitive species. Adequate noise 
reduction measures should also be incorporated for the remainder of the year. 

• Barriers. New development adjacent to the MHPA may be required to provide barriers (e.g., non-
invasive vegetation, rocks/boulders, fences, walls, and/or signage) along the MHPA boundaries to 
direct public access to appropriate locations and reduce domestic animal predation. 

• Invasives. No invasive non-native plant species shall be introduced into areas adjacent to 
the MHPA. 

• Brush Management. Brush management zones will not be greater in size than is currently 
required by the City’s regulations (this includes use of approved alternative compliance). 
Within Zone 2 the amount of woody vegetation clearing shall not exceed 50% of the vegetation 
existing when the initial clearing is done. Vegetation clearing shall be done consistent with City 
standards and shall avoid/minimize impacts to covered species to the maximum extent 
possible. For all new development, regardless of the ownership, the brush management in the 
Zone 2 area will be the responsibility of a home-owner’s association or other private party. 

• Grading/ Land Use Development. Manufactured slopes associated with site development shall be 
included within the development footprint for projects within or adjacent to the MHPA. 

San Dieguito River Park Concept Plan 

The San Dieguito River Park Concept Plan establishes the vision and goals for the future use of the 
San Dieguito River Valley as determined by the San Dieguito River Valley Regional Open Space Park 
Joint Powers Authority (JPA), its member agencies, and the JPA citizens advisory committee (JPA 
2002). The overarching goal of the concept plan is to create a greenway and open space park system 
linking Anza Borrego Desert State Park to the Pacific Ocean and to “ensure the preservation and 
protection of the sensitive resources within the San Dieguito River Valley Regional Open Space Park’s 
Focused Planning Area (FPA)” (JPA 2002). Also, the plan notes that in order to achieve this goal “all 
future proposals within the planning area should be consistent with the goals, objectives, and 
development standards set forth in this plan” (JPA 2002). The FPA for the San Dieguito River Park 
extends along a 55-mile corridor stretching from the just east of Volcan Mountain and ending at the 
mouth of the San Dieguito River in Del Mar, encompassing approximately 80,000 acres of relatively 
open land that corresponds to the viewshed of the San Dieguito River Valley. The concept plan 
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contains park objectives, park plan concepts regarding the preservation of the existing character of 
the valley, preservation of sensitive biological resources and cultural resources, and design and 
development standards and also discussed proposed park facilities including the Coast to Crest 
Trail, a proposed linear trail system traversing the entire length of the FPA. In the vicinity of the 
project site the proposed alignment of the Coast to Crest Trail is located north of the San Dieguito 
River and traverses the Southern California Edison Wetlands Restoration Project site. Further, the 
concept plan provides generalized land use and design recommendations for areas within the FPA 
but notes that “the JPA itself does not have land use authority over the properties within the FPA” 
and therefore looks to the JPA member agencies to incorporate the goals and recommendation of 
the concept plan into general plans or “appropriate planning documents” (JPA 2002).  

The project site is located in the San Dieguito River Park Concept Plan western units and more 
specifically, within the western extent of Landscape Unit B, Gonzales and La Zanja Canyons. 
Landscape Unit B is noted for its drainages that provide important habitat links and open space 
connections to landscapes to the south including the Los Peñasquitos Canyon Preserve. The 
concept plan notes that the preservation of the various finger canyons of the landscape units 
would “maintain habitat potential and the natural scenic character of the area as viewed from the 
valley floor” and that “the mesas and upland slopes of these drainages…are a very important 
frame to the view of the valley as it narrows” (JPA 2002). Special design considerations for 
Landscape Unit B include the dedication of space corridors in La Zanja and Gonzales Canyons in 
future development proposals, development setbacks from the top of slope on adjacent ridgelines 
to reduce its visibility from the FPA and provide an upland transition area, architectural treatments 
and landscaping sensitive to the views from the park, and the construction of canyon 
overlooks/viewpoints in future development proposals (JPA 2002).  

5.1.3 IMPACT ANALYSIS 

5.1.3.1 Issue 1: General Plan and Community Plan Consistency 

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

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), land 
use compatibility impacts may be significant if the project would: 

• Conflict with the environmental goals, objectives, or guidelines of a community or 
general plan. 
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For this area, the NCFUA Framework Plan functions as the community plan. Thus, this plan is 
discussed below. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.1, the project is consistent with the policies contained 
in the City’s adopted General Plan and NCFUA Framework Plan with approval of the CUP, Site 
Development Permit (SDP), and PDP for the project, as well as with the approval of the MHPA 
boundary line adjustment. The project is considered to be consistent with the applicable goals and 
policies contained within the existing General Plan and NCFUA Framework Plan. However, the height 
of the Church dome exceeds the height limit outlined in the San Dieguito River Park Concept Plan 
(30 feet) and therefore is inconsistent with one of the objectives of the Concept Plan, which states 
that Structures located within the view of the San Dieguito River Valley Regional Open Space Park’s 
Focused Planning Area generally low in profile and utilize upper story setbacks so as not to be 
visually prominent as viewed from within the valley floor. Despite the identified inconsistency 
between the proposed project and the Concept Plan, the City’s adopting resolution of the Concept 
Plan (Resolution Number R-301582) states that “where there is a substantive conflict between the 
provisions of the Concept Plan and any City regulation or policy, the City regulation or policy shall 
take precedence over the Concept Plan” (City of San Diego 2006). With the increased setback of the 
Church building and multipurpose hall, deviations from the maximum permitted height of structures 
associated with the underlying AR-1-1 zone and height increases were permitted by SDMC 131.0344, and 
the Municipal Code took precedence over the Concept Plan. Therefore, the project was determined to 
be consistent with the applicable goals and policies contained within the existing General Plan and 
NCFUA Framework Plan. 

As such, the 2014 Church EIR determined land use impacts as they relate to Issue 1 were less than 
significant. Refer to 2014 Church EIR Chapter 5.1 for additional details.  

Changes in Circumstances/New Information 

City of San Diego General Plan/NCFUA Framework Plan 

The Assisted Living Facility parcel is designated as Residential and Park, Open Space and Recreation 
in the General Plan’s Land Use Element. While this is the same existing land use and zoning as 
previously identified in the 2014 Church EIR, this project proposes a new land use on the site: a 
Nursing Facility.  
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Since the 2014 Church EIR was certified, there have been various updates to the City of San Diego 
General Plan including: the Land Use and Community Planning Element updates (June 29, 2015, text 
updates and Land Use and Street System Map updated September 10, 2020); Mobility Element 
update (June 29, 2015); Economic Prosperity Element (updated June 29, 2015); Public Facilities, 
Services, and Safety Element (updated December 14, 2021); Recreation Element (updated August 3, 
2021); Noise Element (updated June 29, 2015); and the Housing Element (updated June 2021). The 
Assisted Living Facility’s consistency with pertinent goals, policies, and recommendations with the 
current City of San Diego General Plan are provided in Table 5.1-1. Overall, as shown in the 
consistency table, the Assisted Living Facility would be consistent with all of the applicable goals and 
policies contained within the existing General Plan.  

The General Plan includes Agricultural Resources Goal L, which concerns the “retention of 
productive agricultural lands.” Development of the Assisted Living Facility parcel would result in the 
loss of approximately 2.85 acres of land that have been designated as potential locally important 
agricultural lands. The designated land, however, does not qualify as “productive” agricultural lands. 
Efforts to farm the land have not been productive, in large part because the high cost of water has 
made it unprofitable to farm the land. Efforts to address the high cost of water resulted in the 
installation of a water tank in 2014 on the site and the use of well water for agriculture, but that 
water was unacceptable for most crops because of a high concentration of particulates. More recent 
efforts have included the installation of a water filtration system in an effort to address the problem 
with the well water. Although efforts to farm the land have been recently made, the land is not 
productive, is adjacent to biologically sensitive MHPA land, and is also adjacent to residential and 
church uses that limits the ability to farm the land. Thus, the project does not result in the loss off 
productive agricultural lands, and the project does not conflict with Agricultural Resources Goal L. 
The Assisted Living Facility is located within Proposition A lands, characterized by very low density 
residential, open space, natural resource-based park, and agricultural uses and is a system to 
address future growth and development outlined in the Land Use Element of the General Plan. The 
majority of the land within the NCFUA Framework Plan Subarea II is under public ownership as open 
space; the few remaining undeveloped privately owned-sites are constrained by their small size 
and/or the presence of environmentally sensitive lands. Subarea II remains subject to the 
restrictions of Proposition A. Nearly half (43%, 580 acres) of the estimated 830 acres which comprise 
Subarea II lie within the Environmental Tier and are intended for protection as open space and 
would be restricted from future development. This area is the location of the San Dieguito Lagoon 
Wetland Restoration Project Phase II which will establish coastal salt marsh wetlands and associated 
habitats within the lagoon. SANDAG, Caltrans, and the San Dieguito River Park JPA are overseeing 
the restoration; it is also serving as mitigation for the City of San Diego’s El Camino Real Bridge 
Replacement Project. The San Dieguito Lagoon Wetland Restoration Project encompasses 
approximately 154 acres of land east of Interstate 5 and adjacent to the San Dieguito River. This 
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project will create and restore wetland upland habitat, supplementing restoration efforts completed 
within the San Dieguito Lagoon in 2012. 

The balance of the area (250 acres) is designated for very-low or estate residential development. 
Future development at these intensities would also require a General Plan Amendment and phase 
shift to remove these areas from Proposition A Lands. Also, much of this area is constrained by the 
presence of environmentally sensitive lands. The development area within the southwest quadrant 
of the intersection of San Dieguito Road and El Camino Real lies adjacent to the Environmental Tier, 
while the area on the west side of El Camino Real is dominated by steep slopes covered by sensitive 
vegetation. The project site is one of several sites remaining in private ownership within Subarea II. 
The project would located proposed development to avoid environmentally sensitive lands and 
would conserve Environmental Tier lands onsite as open space.  

The project would be consistent with Proposition A - The Managed Growth Initiative Goal, which states 
“Future growth and development that is consistent with current land use intensity or that is subject to a 
“phase-shift” process to approve increased intensity. Continued adherence to the NCFUA Framework 
Plan and other adopted subarea plans.” The NCFUA Framework Plan refers to four development 
alternatives for projects within the NCFUA Framework Element and zoned A-1, outlined in Section 5.1.2, 
above. Of those four development alternatives, which are part of both the NCFUA Framework Element 
and Council Policy 600-29 “Maintenance of Future Urbanizing Area as an Urban Reserve,” three 
development alternatives (alternatives 1, 2, and 4) are not applicable to the project.  

The project is consistent with NCFUA Framework Plan development alternative 3, which allows for 
development pursuant to conditional use permit regulations “provided that the conditional uses are 
natural resource dependent, non-urban in character and scale, or are of an interim nature which 
would not result in an irrevocable commitment of the land precluding future uses.” The Assisted Living 
Facility has been designed to be non-urban in character and scale and is consistent with the applicable 
NCFUA Framework Plan policies (refer to Table 5.1-2). Although the NCFUA Framework Plan does not 
define non-urban in character and scale, the Assisted Living Facility’s non-urban characteristics are 
addressed through its massing, scale, setbacks, and lot coverage, as discussed below.  

The Church site is 13.36 acres, with 2.35 developable acres, as explained in the 2014 Church EIR. The 
Assisted Living Facility is 3.97 acres, with 2.84 developable acres as explained in Chapter 3, Project 
Description. As such, only approximately 30 percent of the project site would be developable. The 
total 5.23 developable acres of the combined sites represents six-tenths of one percent of the total 
area of Subarea II, and two percent of the developable area. As described in Section 3.3.2.1, the 
proposed Church would have a lot coverage of 40,960 sf while the proposed structures associated 
with the Assisted Living Facility would have a lot coverage of 34,525 sf. Therefore, only 
approximately 10 percent of the project site would be covered by structures.  
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Further, the Assisted Living Facility would be consistent with the AR-1-1 zoning, which requires 
minimum 10-acre lots, establishes a maximum structure height of 30 feet, a minimum side yard 
setback of 20 feet, and a minimum rear yard setback of 25 feet. Included in these zoning regulations 
is an allowance to increase building height when setbacks are increased; this is not a discretionary 
action or a deviation, as it is allowed by the zoning ordinance. While the underlying AR-1-1 zone 
accommodates a wide range of agricultural uses and the development of single dwelling unit homes 
at a very-low density, Hospitals, Intermediate Care Facilities & Nursing Facilities are also permitted 
but subject to a CUP. Per Section 3.3.2.1, the Assisted Living Facility would provide greater than the 
minimum 20-foot setback from adjacent properties in accordance with the zoning (AR-1-1). More 
specifically, the Assisted Living Facility is providing setbacks of 45 feet 0 inches (north side yard), 187 
feet 7 inches (back), 30 feet 0 inches (south side yard), and 63 feet 9 inches (front), which would 
allow for the increased height of 40 feet per SDMC 131.0344. The Assisted Living Facility would not 
exceed 40 feet in height and would be consistent with the applicable AR-1-1 development 
regulations of SDMC, given the increased setback of 20 feet. According to Section 131.0331, 
Table 131-03C, the maximum lot coverage for AR-1-1 is 10%. As discussed above, the lot coverage of 
the Assisted Living Facilityproject site would be 10%, consistent with the AR-1-1 zone. Through 
compliance with those AR-1-1 zone requirements, the building design and site plan of the Assisted 
Living Facility would be non-urban in character and would also be consistent in bulk and scale to 
surrounding development. While surrounding development in the area lacks a consistent 
architectural theme, the Mediterranean style of the Assisted Living Facility would include design 
features that would be compatible with design features (primarily, multistory construction, light 
colored, stucco clad exteriors, red tiled roofs, and landscaped yards), displayed by development in 
the surrounding area, including the broad San Dieguito River Valley landscape. More specifically, 
the Assisted Living Facility would feature a light, adobe-like exterior that would display earth-tone 
colors which would tend to recede into the background landscape with distance. The Assisted Living 
Facility includes the use of terra cotta tile roofs and the landscape plan specifies the planting of native 
and non-invasive exotic shrubs and groundcover, grasses, lawn, evergreen accent trees, and large and 
small canopy trees. The Assisted Living Facility includes the use of stucco walls, wood trellis, 
limestone, and terracotta tile roofs, which would relate to the surrounding rural character of the 
area (see Section 5.9.3 for additional discussion).  

In addition, the development would be limited to the disturbed area of the site and the MHPA 
(Environmental Tier) area would be preserved. More specifically, the open, natural, non-urban 
character of the site would be retained in the eastern portion of the site, where 1.12 acres of the 
Assisted Living Facility parcel would be retained as open space in accordance with the existing 
designated MHPA. This area would be covered by a Covenant of Easement in conformance with the 
City’s Environmentally Sensitive Lands regulations and maintained as open space in perpetuity. In 
addition, per Section 3.3.2.5, a total of 29,967 sf of landscaped area is proposed within the Assisted 
Living Facility site. This landscaping would be provided throughout the Assisted Living Facility but 
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focuses heavy landscaping along the southern and eastern boundaries adjacent to the Villas at 
Stallions Crossing development and MHPA (Figure 3-4a, Landscape Plan – Shrub Plan). The open 
space and landscaped areas would comprise approximately 45.6 percent of the Assisted Living 
Facility site, consistent with the generally natural character of the site and the surrounding area. 
Further, the Assisted Living Facility includes interior site landscaping and landscaping along the 
structure and site perimeter to visually screen and soften the building and gradually transition 
development to the natural environment of adjacent natural open space to the east. 

In addition, operationally, Intermediate Care and Nursing Facilities are ideally located within 
non-urban areas because, they are developed with low intensity uses which result in less traffic and 
noise, and allow for safe areas for occupants to walk nearby, and provide access and connection to 
nature and quiet outdoor areas. Such locations tend to promote better health outcomes for 
recuperating and aging populations.  

In addition, as described in Section 5.9.3.3, Subarea II of the NCFUA consists primarily of 
undeveloped open space, much of which is programmed for natural resource preservation for the 
purpose of mitigation. Existing development (i.e., church, single-family residential, and equestrian 
uses) are focused in the eastern extent of the subarea, east of El Camino Real, and in the immediate 
vicinity of the project site. Development potential in the vicinity of the project site is limited to the 
eastern side of El Camino Real, which has gradually developed with residential, public, and semi-
public uses, consistent with the NCFUA Framework Plan. The remaining developable, privately-
owned parcels on the eastern side of El Camino Real include the Assisted Living Facility site, and the 
parcel adjacent to the northeastern-most portion of the Church site, at the intersection of El Camino 
Real and San Dieguito Road. The western side of El Camino Real is publicly-owned by the City and 
the San Dieguito River Park Joint Powers Authority, and consists of natural open space and 
mitigation land that will remain as such. Therefore, siting the Assisted Living Facility on the east side 
of El Camino Real, within an area that has been previously disturbed and located nearest to existing 
development is consistent with the development pattern envisioned in NCFUA Framework Plan. 
Furthermore, road access and public utilities are currently available which could already encourage 
urban forms of development on the remaining few unencumbered parcels within Subarea II absent 
project implementation.  

In addition, the Assisted Living Facility proposes the adoption of an Uncodified CUP Ordinance to 
permit the development of a Residential Care Facility (Nursing Facility), pursuant to SDMC 
Section 131.0466 to allow a deviation to development regulations to afford disabled persons the 
equal opportunity to use and enjoy a dwelling. Adoption of the uncodified ordinance would make 
the project consistent with the underlying zoning by exempting the project from SDMC 
Section 141.0413(a). The uncodified ordinance will apply only to the project site and would not allow 
the use elsewhere within Prop A lands. The project site’s unique circumstances with respect to the 
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minimal availability of developable land in Subarea II justifies adoption of an uncodified ordinance, 
which would allow for development of the Assisted Living Facility with a CUP. Nursing facilities were 
a conditional permitted use through the processing of a CUP at the time of Proposition A passage 
(The Growth Management Initiative). The prohibition of nursing facilities within the AR-1-1 
agriculture zone of Proposition A lands was added to the Municipal Code after Proposition A was 
approved. However, the Federal Fair Housing Act (42 USC 3601–3619) and the California Fair 
Housing and Employment Act (Govt Code 12900–12996) require local jurisdictions to make 
reasonable accommodations so that disabled persons can enjoy housing accommodations and 
dwellings. The SDMC implements the federal and state requirements for reasonable 
accommodations in SDMC Section 131.0466. The City may approve a request for reasonable 
accommodation for the Assisted Living Facility based on its compliance with the SDMC findings for 
reasonable accommodations.  

The Assisted Living Facility would not result in an increase in density or intensity of use from what is 
allowed with a CUP Amendment in the zone. The Assisted Living Facility would be consistent with the 
existing zoning framework, General Plan, Council Policy 600-29, and the NCFUA Framework Plan, 
specifically development Alternative 3, as discussed above, and would require a Proposition A Phase 
Shift, which would remove these areas from Proposition A Lands with the vote of the electorate.  

NCFUA Framework Plan 

The Assisted Living Facility parcel is designated as Very Low-Density Residential and Environmental 
Tier in the NCFUA Framework Plan. The Assisted Living Facility’s consistency with goals, policies, and 
recommendations from the NCFUA Framework Plan are provided in Table 5.1-2. As demonstrated in 
Table 5.1-2, the Assisted Living Facility would be consistent with all of the applicable goals and 
policies contained in the NCFUA Framework Plan. The site is located within Subarea II, which in 
addition to Very Low-Density Residential development, allows for neighborhood or community 
parks, public and private schools (all levels), places of religious assembly, daycare, group housing, 
commercial recreation and accessory hotel accommodations, park-and-ride lots, agriculture and 
other compatible activities identified in subarea plans and in the applicable zoning. In addition, as 
discussed above and in Table 5.1-2, according to Figure 3-3 of the NCFUA Framework Plan, the 
Assisted Living Facility site is designated as Very Low Density residential and Environmental Tier. The 
NCFUA Framework Plan applied the land use designation, but implementation of the Very Low-
Density Residential designation requires preparation of a subarea plan, a rezone, and a phase shift. 
The Assisted Living Facility does not propose to implement the Very Low-Density Residential 
designation but rather a CUP Amendment for development of a nursing home, consistent with the 
site’s zoning. Development associated with the Assisted Living Facility would, however, occur on the 
western mesa portion of the parcel intended for low density residential development and would 
avoid development in the Environmental Tier. As discussed in Section 3.3, the eastern 1.12 acres of 
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the Assisted Living Facility site that is in the Environmental Tier and would be covered by a Covenant 
of Easement. In addition, the project would include on-site buffers between the proposed Assisted 
Living facility building, and adjacent residential uses and Environmental Tier. Thus, the Assisted 
Living Facility would contribute to the City’s implementation of the MSCP and would be consistent 
with the Environmental Tier designation of the site.  

The goal of the NCFUA Framework Plan is to prevent premature urbanization until it has been 
determined that development will accommodate the City’s growth. By defining the built 
environment, with an environmental component, and concentrating development in specific areas, 
the NCFUA Framework Plan has proven to be a successful tool in reducing urban sprawl. 
Development within the NCFUA has historically been low intensity. As discussed above and in 
Section 5.9.3.3, Subarea II of the NCFUA consists primarily of undeveloped open space, including 
land acquired by agencies for natural resource preservation and mitigation. Existing development 
(i.e., church, single-family residential, and equestrian uses) is focused in the eastern extent of the 
subarea, east of El Camino Real, and in the immediate vicinity of the project site. Further, residential 
development in the adjacent communities of Pacific Highlands Ranch and Carmel Valley, commercial 
development along Via de la Valle, and recreational and residential development in the Fairbanks 
Ranch Country Club area contribute urban and suburban characteristics to the surrounding area. 
Locating the Assisted Living Facility on the east side of El Camino Real, within a site that has been 
currently undeveloped but previously disturbed, and adjacent to existing development is consistent 
with the NCFUA Framework Plan development alternative number 3.  

Therefore, as discussed herein, the proposed Assisted Living Facility would be consistent with the 
Nursing Facility use which is allowed in the zone with a CUP Amendment adopted via an Uncodified 
CUP Ordinance.  

Conclusion 

With approval of the CUP Amendment with an Uncodified CUP Ordinance, SDP Amendment, and a 
Neighborhood Use Permit (NUP) to allow for a Comprehensive Sign plan and associated project 
signage, the Assisted Living Facility would not conflict with the policies contained in the City’s 
adopted General Plan and NCFUA Framework Plan and no conflict with the General Plan or the 
NCFUA Framework Plan, functioning as the community plan, would occur.
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

Land Use and Community Planning Element- Updated 2015 
General Plan Land Use 
Category Goal 

Land use categories and 
designations that remain consistent 
with the general plan land use 
categories as community plans are 
updated and/or amended. 

The Assisted Living Facility site is designated 
“Residential” and “Parks, Open Space and 
Recreation.” As indicated in the General Plan Land 
Use Element (page LU-3), “Planned land uses are 
the recommended land use designations as 
identified in the adopted community plans.” As 
discussed in the NCFUA Framework Plan analysis 
in Table 5.1-2, the proposed land uses would be 
consistent with the NCFUA Framework Plan with 
the adoption of the Uncodified CUP Ordinance to 
allow development of a Residential Care Facility 
(Nursing Facility) with a CUP in the AR-1-1 zone 
through an uncodified ordinance.  

Consistent  

Policy LU-C.1b Rely on community plans for site-
specific land use density 
designations and 
recommendations. 

The site is not located within a typical community 
plan. The site is within the NCFUA Framework 
Plan, which designates the site as Very Low-
Density Residential and Environmental Tier.  

Consistent  

Policy LU-H.1f Provide a full range of senior 
housing from active adult to 
convalescent care in an 
environment conducive to the 
specific needs of the senior 
population. 

This project would provide an Assisted Living 
Facility that would assist in providing such care in 
the City of San Diego. The Assisted Living Facility 
would provide specific amenities to support 
seniors including on-site memory care, nursing 
facilities, housekeeping service, and meal service.  

Consistent  
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

Policy LU-H.7 Provide a variety of different types 
of land uses within a community in 
order to offer opportunities for a 
diverse mix of uses and to help 
create a balance of land uses within 
a community.  

This Assisted Living Facility would be adjacent to 
two churches, single-family residential 
development, and open space. The project would 
integrate the proposed Assisted Living Facility into 
the community. As such, the project would 
contribute to creating a diverse land use pattern 
capable of accommodating the diverse people of 
the City of San Diego.  

Consistent  

Policy LU-I.1 Ensure environmental justice in the 
planning process through 
meaningful public involvement. 
a.  Assure potentially affected 

community residents that they 
have opportunities to 
participate in decisions that 
affect their environment and 
health and that the concerns of 
all participants involved will be 
considered in the decision-
making process. 

b.  Increase public outreach to all 
segments of the community so 
that it is informative and 
detailed in terms of process 

Community residents and the Native American 
Heritage Commission have been included in the 
public review process and were solicited for 
review and comments on the SEIR for this project. 
The City of San Diego Planning Commission acts 
as the community-planning group for Subarea II 
of the NCFUA Framework Plan.  

Consistent  
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

and options available to the 
community. 

c.  Consult with California Native 
American tribes to provide 
them with an opportunity to 
participate in local land use 
decisions at an early planning 
stage, for the purpose of 
protecting or mitigating impacts 
to cultural places. 

Proposition A - The Managed 
Growth Initiative Goal  

Future growth and development that 
is consistent with current land use 
intensity or that is subject to a 
“phase-shift” process to approve 
increased intensity.  
Continued adherence to the North 
City Future Urbanizing Area (NCFUA) 
Framework Plan and other adopted 
subarea plans. 

As depicted on Figure LU-4 of the City of San Diego 
General Plan Land Use Element, the Assisted Living 
Facility site is identified as Proposition A lands. As 
explained in Section 5.1.3.1, development of the 
site as a Nursing Facility is consistent with the AR-1 
zone which allows for Nursing Facilities as a 
conditional use. The project is designed to be non-
urban in character and scale through it’s 
consistency with the AR-1-1 zoning requirements, 
minimal lot coverage, and through providing 
landscaping and open space, including a 1.12-acre 
Covenant of Easement, to be located in the eastern 
portion of the Assisted Living Facility site. In 
addition, per Table 5.1-2, the project is consistent 

Consistent  
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

with the applicable NCFUA Framework Plan 
policies. Additionally, the project site’s unique 
circumstances with respect to the minimal 
availability of developable land in Subarea II and 
reasonable accommodation justifies adoption of 
an Uncodified CUP Ordinance approving a CUP 
Amendment for a nursing facility. As the Assisted 
Living Facility would not result in an increase in 
intensity, is consistent with the AR-1-1 zoning of 
the site, Council Policy 600-29, and the NCFUA 
Framework Plan (more particularly development 
Alternative 3 of the NCFUA Framework Plan, 
further described under Issue 1, above), project 
implementation would not require a Phase Shift.  

Policy LU-J.3 Continue to implement Proposition 
A –The Managed Growth Initiative of 
1985 (see Appendix B). 

See response above (Proposition A - The Managed 
Growth Initiative Goal).  

Consistent 

Mobility Element- Updated 2015  
G.  Parking Management 

Goal 
New development with adequate 
parking through the application of 
innovative citywide parking 
regulations. 

The Assisted Living Facility proposes 44 standard, 6 
carpool spaces, 4 electric vehicle capable spaces, 
and 3 accessible handicap parking spaces (57 total 
parking spaces), which is 15 spaces more than 
required by Chapter 14, Article 2, Division 5, 
parking Requirements, of the City of San Diego 

Consistent 
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

Municipal Code. According to Table 142-05G, 
Parking Ratios for Specified Non-Residential Use of 
the City Municipal Code, Intermediate care facilities 
and nursing facilities are required to provide1 
parking space per 3 beds. As proposed, the 
Assisted Living Facility would provide 124 beds and 
therefore, a minimum of 42 parking spaces are 
required (City of San Diego 2021b). 

Urban Design Element (2008) 
A. 1 General Urban Design 

Goal 
A built environment that respects 
San Diego’s natural environment and 
climate. 

Of the 3.97-acre property, 1.12 acres or 28% of the 
site is designated MHPA. The Assisted Living Facility 
would avoid development within the MHPA. The 
portion of the site in the MHPA would be covered 
by a Covenant of Easement and would be 
maintained as open space in perpetuity.  

Consistent  

A.6 General Urban 
Design Goal 

Utilization of landscape as an 
important aesthetic and unifying 
element throughout the City. 

The Assisted Living Facility has incorporated a 
landscape plan (Refer to Figure 3-4a) into the 
Assisted Living Facility design (refer to Section 5.9 
of this FSEIR). In addition, the Assisted Living 
Facility has included landscape areas between the 
Assisted Living Facility and adjacent residential 
and open space uses to provide a visual buffer.  

Consistent  

A.3 General Urban 
Design Goal 

A pattern and scale of development 
that provides visual diversity, choice 

The introduction of an Assisted Living Facility with 
Mediterranean architecture in the City of San 

Consistent  
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

of lifestyle, opportunities for social 
interaction, and that respects 
desirable community character and 
context.  

Diego would provide visual diversity along El 
Camino Real. The design includes recreational 
space that promotes social interaction. The 
Mediterranean architecture style would be 
consistent with the neighborhood character of the 
residential development to the south. The 
Assisted Living Facility would also include a 
landscape plan with appropriate landscaped 
buffers.  

Policy UD-A.1 Preserve and protect natural 
landforms and features.  
Protect the integrity of community 
plan designated open spaces.  
Continue to implement the Multiple 
Species Conservation Program to 
conserve San Diego’s natural 
environment and create a linked 
open space system. Preserve and 
enhance remaining naturally 
occurring features such as 
wetlands, riparian zones, canyons, 
and ridgelines.  

The site is not located within a community plan, 
but is partially designated as MHPA. The Assisted 
Living Facility site is designated Very Low-Density 
Residential and Environmental Tier in the NCFUA 
Framework Plan. The MHPA area would be 
preserved in perpetuity as open space via a 
conservation easement. Thus, the Assisted Living 
Facility would contribute to the City’s 
implementation of the MSCP.  

Consistent  

Policy UD-A.3 Design development adjacent to 
natural features in a sensitive 

a. The Assisted Living Facility development is not 
located on a hillside parcel.  

Consistent  
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Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

manner to highlight and 
compliment the natural 
environment in areas designated 
for development.  
a. Integrate development on 

hillside parcels with the natural 
environment to preserve and 
enhance views, and protect 
areas of unique topography.  

b. Minimize grading to maintain 
the natural topography, while 
contouring any landform 
alterations to blend into the 
natural terrain.  

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

b. On-site grading would be limited to the 
previously disturbed areas of the site and 
outside the MHPA.  

c. The Assisted Living Facility would be 
concentrated on the western portion of the 
parcel on disturbed habitat, and would be 
adjacent to existing development. Although 
Assisted Living Facility would be greater than a 
single story in height and would be visible from 
adjacent low-lying areas within Gonzales 
Canyon, the height proposed for the Assisted 
Living Facility, 40 feet, is permitted by the City 
of San Diego Land Development Code (see 
Section 131.0344). The Assisted Living Facility 
would also include a landscaped buffer 
between the development and the canyon. 

d. The Assisted Living Facility would avoid 
development on the eastern portion of the 
property and would be setback from Gonzales 
Canyon. The Assisted Living Facility also 
includes a landscape buffer between the 
development and the canyon.  

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

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

f. Use building and landscape 
materials that blend with and do 
not create visual or other 
conflicts with the natural 
environment in instances where 
new buildings abut natural 
areas. This guideline must be 

f. As stated in Section 5.9, Visual Effects and 
Neighborhood Character, the Assisted Living 
Facility would feature a light, adobe-like 
exterior that would display earth-tone colors 
which would tend to recede into the 
background landscape with distance. The 
Assisted Living Facility includes the use of terra 
cotta tile roofs and the landscape plan specifies 
the planting of native and non-invasive exotic 
shrubs and groundcover, grasses, lawn, 
evergreen accent trees, and large and small 
canopy trees. The development would be 
limited to the disturbed area of the site and the 
MHPA area would be preserved. Additionally, 
the Assisted Living Facility would include two 
brush management zones to help reduce fire 
risk on the site. The design does not conflict 
with the natural environment.  

g. As stated in Section 5.9, Visual Effects and 
Neighborhood Character, recreationists from 
trails within Gonzales Canyon would have a 
minimal view of the Assisted Living Facility site. 
Overall, though portions of the Assisted Living 
Facility buildings would be visible from nearby 
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balanced with a need to clear 
natural vegetation for fire 
protection to ensure public 
safety in some areas. 

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

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

trails, the Assisted Living Facility would 
minimize impacts to views from nearby trails 
with landscaping that would include occasional 
plantings of large canopy trees and a pallet of 
natural building materials and colors. The 
Assisted Living Facility is also set back and 
includes landscape buffers.  

h. The site is not located directly adjacent to a 
public roadway, and views from El Camino Real 
across the Assisted Living Facility site towards 
open space is blocked by the intervening 
church structures. The Assisted Living Facility 
would have a less-than-significant impact to 
public views of open space areas. Refer to 
Chapter 5.9 for additional details regarding 
view blockage.  

i. As stated in Chapter 3.0, Project Description, 
the Assisted Living Facility site would avoid 
development in the MHPA. All MHPA area on 
site would be preserved. No roadways are 
proposed within open space.  
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i. Provide special consideration to 
the sensitive environmental 
design of roadways that traverse 
natural open space systems to 
ensure an integrated aesthetic 
design that respects open space 
resources. This could include the 
use of alternative materials such 
as “quiet pavement” in noise 
sensitive locations, and bridge or 
roadway designs that respect 
the natural environment. 

UD-A.4. Sustainable 
Development 

Use sustainable building methods 
in accordance with the sustainable 
development policies in the 
Conservation Element. 

As outlined in the Waste Management Plan, which 
can be found in Appendix M, the Assisted Living 
Facility will implement a target of 20% recycled 
material for construction materials. 

Consistent  

Policy UD-A.5 Design buildings that contribute to 
a positive neighborhood character 
and relate to neighborhood and 
community context. 
a.  Relate architecture to San 

Diego's unique climate and 
topography. 

a)  The Assisted Living Facility consists of a 
Mediterranean style architecture and would 
be consistent with the architectural style of 
the residential community to the south. The 
Assisted Living Facility includes the use of 
stucco walls, wood trellis, limestone, and 
terracotta tile roofs, which would relate to the 
surrounding rural character of the area and 

Consistent  
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b.  Encourage designs that are 
sensitive to the scale, form, 
rhythm, proportions, and 
materials proximate to 
commercial areas and 
residential neighborhoods that 
have a well-established, 
distinctive character. 

c.  Provide architectural features 
that establish and define a 
building’s appeal and enhance 
the neighborhood character. 

d.  Encourage the use of materials 
and finishes that reinforce a 
sense of quality and 
permanence. 

e.  Provide architectural interest to 
discourage the appearance of 
blank walls for development. 
This would include not only 
building walls, but fencing 
bordering the pedestrian 
network, where some form of 
architectural variation should 

nearby residential and church development. 
The proposed landscape plan would include 
native shrubs and groundcover, grasses, 
accent trees, large and small canopy trees, 
and vines.  

b,c)  The Assisted Living Facility would be 
consistent with existing neighborhood 
character. The Assisted Living Facility has a 
Mediterranean architecture style, similar to 
the residential neighborhood to the south. 
The Assisted Living Facility would act as a 
transition from the Mediterranean style 
neighborhood to the Church architecture to 
the north. The Assisted Living Facility and 
Church would both consist of natural tones 
and stucco in finishes. These finishes would 
blend into the surrounding development. 
Additionally, the proposed development 
would have a Floor Area Ratio (FAR) of 0.61, 
which is in compliance with the zoning code.  

d-h) Please see response to Policy UD-A.5.a, 
above, for information about how the Assisted 
Living Facility would relate to the surrounding 
neighborhood character. The Assisted Living 
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be provided to add interest to 
the streetscape and enhance 
the pedestrian experience. For 
example, walls could protrude, 
recess, or change in color, 
height, or texture to provide 
visual interest. 

f.  Design building wall planes to 
have shadow relief, where pop-
outs, offsetting planes, 
overhangs, and recessed 
doorways are used to provide 
visual interest at the pedestrian 
level. 

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

h.  Acknowledge the positive 
aspects of nearby existing 
buildings by incorporating 

Facility does not front directly on El Camino 
Real. Nonetheless, the Mediterranean 
architecture style would be visually consistent 
with the surrounding area and the site has 
been developed to promote internal 
pedestrian connectivity.  
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compatible features in new 
developments. 

Policy UD-A.6 Create street frontages with 
architectural and landscape interest 
to provide visual appeal to the 
streetscape and enhance the 
pedestrian experience. 
a) Locate buildings on the site so 

that they reinforce street 
frontages. 

b) Relate buildings to existing and 
planned adjacent uses. 

c) Ensure that building entries are 
prominent, visible, and well-
located. 

d) Maintain existing setback 
patterns, except where 
community plans call for a 
change to the existing pattern. 

e) Minimize the visual impact of 
garages, parking and parking 
portals to the pedestrian and 
street façades. 

The intent of the landscape design for the 
Assisted Living Facility is to enhance the 
architectural style and provide a comfortable 
pedestrian scale  
a) Proposed building entries will be behind the 

Church. The frontage of the Assisted Living 
Facility would be facing the Church to the 
north. The site does not front on a street. 

b) The Assisted Living Facility has similar 
Mediterranean architecture style to that of the 
surrounding community. Additionally, the 
Mediterranean architecture style matches the 
residential development to the south, with the 
institutional land uses to the west and north of 
the project site, as it is surrounded by two 
churches. The Assisted Living Facility would be 
40 feet tall, which would exceed the baseline 
30-foot height, but would provide the 
minimum 20- foot setback from adjacent 
property. The Church, which is currently under 
construction, is expected to have a 45-foot-high 
structural component, so the Assisted Living 

Consistent  
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Facility would not be the only structure in the 
surrounding development to be exceeding the 
baseline height requirement.  

c) Building entries would be prominent, visible, 
and easily accessible from the Church parcel. 

d) The Assisted Living Facility would maintain 
existing setback patterns, with the exception 
of adding additional setback because of the 
increased building height. The Assisted Living 
Facility would comply with the minimum 20-
foot setback required for the increase in 
building height, which is 10 feet above the 
baseline 30-foot height baseline.  

e) The Assisted Living Facility site does not front 
on a public roadway. Nonetheless, the site 
design includes landscaping to screen the 
parking lot areas from surrounding uses and 
pedestrian areas.  

Policy UD-A.8 Landscape materials and design 
should enhance structures, create 
and define public and private 
spaces, and provide shade, 
aesthetic appeal, and 
environmental benefits. 

a)  The proposed landscape plan would enhance 
the existing site. The plant palette includes 
species native to the San Dieguito River Valley 
as well as non-invasive exotic species. 

Consistent  
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a.  Maximize the planting of new 
trees, street trees, and other 
plants for their shading, air 
quality, and livability benefits 
(See also Urban Forestry section 
of Conservation Element, 
Policies CE-A.11, CE-A.12, and 
Section J). 

b.  Encourage water conservation 
through the use of drought-
tolerant landscape. 

c.  Use landscape to support 
stormwater management goals 
for filtration, percolation, and 
erosion control. 

d.  Use landscape to provide unique 
identities within 
neighborhoods, villages, and 
other developed areas. 

e.  Landscape materials and design 
should complement and build 
upon the existing character of 
the neighborhood (See also 

b)  The planting palette for the site includes trees, 
shrubs, vines, and groundcover that are water 
conserving and native to the area.  

c)  As stated in Section 7.4 Hydrology/Water 
Quality, the Assisted Living Facility proposes 
Site Design Best Management Practices 
(BMPs), Source Control BMPs, and Structural 
Pollutant Control BMPs for the filtration and 
treatment of runoff. Refer to Appendix L. 

d)  The proposed landscape plan would be used 
to highlight area of the site as well as provide 
visual screening from adjacent areas.  

e)  The landscape design would complement the 
character of the surrounding area (the plant 
palette includes species native to the San 
Dieguito River Valley).  

f)  The pedestrian access point to the site would 
include large canopy trees. Additionally, the 
walking path surrounding the Assisted Living 
Facility would include a variety of large canopy 
trees as well as groundcover and grasses, and 
both native and non-invasive exotic low-
growing ornamental shrubs. Proposed 
plantings would add interest to the 
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Conservation Element, 
Section J). 

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

g.  Establish or maintain tree-lined 
residential and commercial 
streets. Neighborhoods and 
commercial corridors in the City 
that contain tree-lined streets 
present a streetscape that 
creates a distinctive character. 
1. Identify and plant trees that 

complement and expand on 
the surrounding street tree 
fabric. 

streetscape and enhance the pedestrian 
experience.  

g)  (1-3) The Assisted Living Facility is not located 
on public residential or commercial streets. 
The Assisted Living Facility site is accessed 
through the Church and would not be street 
facing. 

h)  As shown in Figure 3-4b, trees would be 
located throughout the proposed parking 
area and throughout the Assisted Living 
Facility.  

j)  As shown in the proposed landscape plan 
(Figures 3-4a and 3-4b), the Assisted Living 
Facility would be landscaped to enhance 
proper entrances and would direct 
pedestrians throughout the Assisted Living 
Facility site. 
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2.  Unify communities by using 
street trees to link 
residential areas. 

3.  Locate street trees in a 
manner that does not 
obstruct ground 
illumination from 
streetlights. 

h.  Shade paved areas, especially 
parking lots. 

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

Policy UD-A.11 Encourage the use of underground 
or aboveground parking structures, 
rather than surface parking lots, to 
reduce land area devoted to 
parking.  

The Assisted Living Facility proposes a surface 
parking lot that would accommodate the number 
of stalls required by the City of San Diego Land 
Development Code. Parking structures are not 
currently located in the surrounding area and do 
not serve the Church or residential development 
to the south and southeast.  

Consistent  

Policy UD-A.12 Reduce the amount and visual 
impact of surface parking lots 

a) As shown on Figure 3-1, the Assisted Living 
Facility does not include street-oriented 

Consistent  
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a) Encourage placement of 
parking along the rear and 
sides of street-oriented 
buildings. 

b) Design clear and attractive 
pedestrian paseos/pathways 
and signs that link parking and 
destinations. 

c) Use trees and other landscape 
to provide shade, screening, 
and filtering of storm water 
runoff in parking lots  

buildings and the site does not front on a 
public street.  

b) Pathways between the proposed Assisted 
Living Facility and outdoor spaces would be 
easily identifiable and attractively landscaped 
with by trees, shrubs, groundcovers, and 
grasses (see Figures 3-4a and 3-4b).  

c) As shown on Figures 3-4a and 3-4b, trees, 
native shrubs, and groundcover would be 
located throughout the parking area. In 
addition, as stated in Section 7.5, 
Hydrology/Water Quality, the Assisted Living 
Facility proposes Site Design BMPs, Source 
Control BMPs, and Structural Pollutant 
Control BMPs for the filtration and treatment 
of runoff. 

Policy UD-A.13. Provide lighting from a variety of 
sources at appropriate intensities 
and qualities for safety. 
a.  Provide pedestrian-scaled 

lighting for pedestrian 
circulation and visibility  

b.  Use effective lighting for 
vehicular traffic while not 

a)  Pedestrian lighting would be provided on site 
to ensure safe pedestrian circulation and 
visibility.  

b)  The proposed vehicular lighting would not 
overwhelm the quality of pedestrian lighting.  

c)  Security lighting would be provided within the 
parking areas and structures. In addition, 
lighting would be provided throughout the 

Consistent  
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overwhelming the quality of 
pedestrian lighting. 

c.  Use lighting to convey a sense of 
safety while minimizing glare 
and contrast. 

d.  Use vandal-resistant light 
fixtures that complement the 
neighborhood and character. 

e.  Focus lighting to eliminate spill-
over so that lighting is directed 
and only the intended use is 
illuminated. 

Assisted Living Facility, especially along 
pedestrian paths.  

d)  All outdoor light fixtures would be shielded 
and consist of vandal-resistant features. 

e)  Outdoor lighting would be shielded to prevent 
spillover and glare to sensitive land uses.  

Policy UD-A.14. Provide comprehensive project sign 
plans to effectively utilize 
sign area. 
a.  Design signs as a means to 

communicate a unified theme 
and identity for the project. 

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

The Assisted Living Facility includes a NUP for a 
signage plan. 
a)  Assisted Living Facility proposes signage 

harmonious with the project design. 
b)  Signs would be incorporated throughout the 

Assisted Living Facility to provide clear 
direction.  

c)  Proposed signs would also direct pedestrian 
and vehicular circulation.  

d)  Signage would be designed to be harmonious 
with the project design. 

Consistent  
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c.  Post signs to provide directions 
and rules of conduct where 
appropriate behavior control is 
necessary. 

d.  Design signs to minimize 
negative visual impacts. 

Policy UD-A.17. Incorporate crime prevention 
through environmental design 
measures, as necessary, to reduce 
incidences of fear and crime, and 
design safer environments. 
a.  Design projects to encourage 

visible space and “eyes on the 
street” security that will serve as 
a means to discourage and 
deter crime through the 
location of physical features, 
activities, and people to 
maximize visibility. 

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

a)  Due to the Assisted Living Facility location, the 
site is not visible from the street. Internally, 
the site would include public spaces near 
windows and doors that maximize visibility.  

b)  The boundary of the Assisted Living Facility 
would be clearly defined through project 
design features including proposed 
landscaping and fencing. The boundary would 
also be partially defined by existing fencing 
along a portion of the western site limits 
associated with the adjacent Evangelical 
Formosan Church.  

Consistent  
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Public Facilities, Services, and Safety Element- Updated 2021 
Policy PF-C.1 Require development proposals to 

fully address impacts to public 
facilities and services: 
a.  Identify the demand for public 

facilities and services resulting 
from discretionary projects. 

b.  Identify specific improvements 
and financing which would be 
provided by the project, 
including but not limited to 
sewer, water, storm drain, solid 
waste, fire, police, libraries, 
parks, open space, and 
transportation projects. 

c.  Subject projects, as a condition 
of approval, to exactions that 
are reasonably related and in 
rough proportionality to the 
impacts resulting from the 
proposed development. 

d.  Provide public facilities and 
services to assure that current 
levels of service are maintained 

a) Adequate infrastructure and services exist to 
serve the Assisted Living Facility (Refer to 
Section 7.8, Public Services and Facilities, and 
Section 7.9, Public Utilities). 

b)  The NCFUA Framework Plan states that, “any 
development which proceeds prior to the 
completion of the public facilities financing 
plan…must pay their estimated share of 
facilities costs”. The Assisted Living Facility 
would provide payment of all applicable 
Development Impact Fees (DIFs).  

c)  The payment of DIFs fees shall be made 
conditions of approval prior to the issuance of 
building permits. 

d)  No new facilities would be required to service 
the Assisted Living Facility (Refer to Section 7.8 
Public Services and Facilities, and Section 7.9, 
Public Utilities). 

Consistent  
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or improved by new 
development within a 
reasonable time period. 

PF-D.13. Incorporate fire safe design into 
development within very high fire 
hazard severity zones to have fire-
resistant building and site design, 
materials, and landscaping as part 
of the development review process  
a.  Locate, design and construct 

development to provide 
adequate defensibility and 
minimize the risk of structural 
loss from wildland fires.  

b.  Design development on 
hillsides and canyons to reduce 
the increased risk of fires from 
topography features (i.e., steep 
slopes, ridge saddles).  

c.  Minimize flammable vegetation 
and implement brush 
management best practices in 
accordance with the Land 
Development Code. 

a-c)  While the Assisted Living Facility is located 
in a VHFHSZ, the Assisted Living Facility site is 
located on the western portion of the project 
parcel. Based on the project’s site, land 
ownership, adjacent to mapped MHPA and 
wetland buffer areas, and grading plans, the 
project would not achieve the City’s standard 
Brush Management Zone (BMZ) widths along 
the project’s perimeter boundaries. As such, 
the entire Assisted Living Facility site will be 
maintained as a BMZ 1 condition that will 
consist of an irrigated landscape area along with 
a paved hardscape development area consistent 
with PDF-FIRE-2and will include all sides of the 
building to the property line/MHPA Line or 100 
feet from the structure. Specifically, BMZ 1, at 
the wildland/urban interface, extends from the 
exterior of the structure to between 65 and 100 
feet from the northern side of the structure and 
consists of irrigated landscape areas and BMZ-
equivalent hardscape areas. The project is 

Consistent  
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d.  Design and maintain public and 
private streets for adequate fire 
apparatus vehicles access 
(ingress and egress), and install 
visible street signs and 
necessary water supply and 
flow for structural fire 
suppression. e. Coordinate with 
the Fire-Rescue Department to 
provide and maintain adequate 
fire breaks where feasible or 
identify other methods to slow 
the movement of a wildfire in 
very high fire hazard severity 
zones. 

within the Coastal Overlay Zone, which limits 
the maximum reduction of 30 feet if Zone 2. 
On the east side of the Assisted Living Facility, 
BMZ 1 extends from the exterior of the 
structure up to 35 feet to the MHPA line, with 
no BMZ 2. Alternative compliance measures 
for the reduced modified BMZs meet the 
purpose and intent of Section 142.0412 of the 
City Code (SDMC 142.0412(i)), thereby 
minimizing the impacts to undisturbed native 
and/or naturalized vegetation and avoiding 
encroachment into the MHPA. Alternative 
compliance measures would include the 
following: (1) all windows on the north and east 
sides of the structure are required to provide 
exterior glazing in windows (and sliding glass 
doors) to be dual pane with both panes 
tempered glass; (2) the entire eastern side of 
the structure is also required to include 5/8-
inch Type X fire rated gypsum sheathing 
applied behind the exterior covering or 
cladding (stucco or exterior siding) on the 
exterior side of the framing, from the 
foundation to the roof for a facade facing the 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.1 – LAND USE 

El Camino Real Assisted Living Facility Project  City of San Diego 
        5.1-47 October 2024 

Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

MHPA open space and naturally vegetated 
areas. Furthermore, the entire development 
site will be required to be maintained as an all-
irrigated low fuel BMZ 1 condition landscape 
with drought-tolerant, fire resistive plants. See 
PDF-FIRE-14 through PDF-FIRE-47 in Table 3-2. 
A Fire Fuel Load Modeling Report (FFLMR) has 
been prepared for the project and is provided 
as Appendix O. The FFLMR provides both City 
and State fire and building code required 
elements for construction, as well as 
enhanced, City and state code-exceeding 
measures along the eastern side of the 
structure where non-conformingmodified 
BMZs occur adjacent to the MHPA. ( 

d)  As concluded in Section 5.8, the Assisted Living 
Facility would have adequate emergency 
access through the Church. Additionally, the 
Assisted Living Facility would have signage in 
the entry to the project site as well as signage 
visible from the entrance to Church from El 
Camino Real. Finally, the Assisted Living Facility 
site would have adequate water supply and 
flow for fire suppression. 
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e)  As stated above, the Assisted Living Facility 
would include alternative brush management 
zones as well as construction alternatives 
along the entire eastern side of the Assisted 
Living Facility, including dual pane dual 
tempered windows and the installation of an 
additional layer of 5/8-inch Type X fire rated 
gypsum sheathing applied behind the exterior 
covering or cladding (stucco or exterior siding) 
on the exterior side of the framing, from the 
foundation to the roof (see PDF-FIRE-36 and 
PDF-FIRE-47). 

F.  Wastewater Goal Implement environmentally sound 
collection, treatment, reuse, 
disposal, and monitoring of 
wastewater. 

As concluded in the Sewer Study for the El Camino 
Real Assisted Living Facility, adequate wastewater 
service levels are available for the implementation 
of the Church and the proposed Assisted Living 
Facility. Based on the nature and size of the 
project, the City will have adequate wastewater 
infrastructure to serve the Church and associated 
buildings, and the Assisted Living Facility. 

Consistent  

Policy PF-F.6 Coordinate land use planning and 
wastewater infrastructure planning 
to provide for future development 

As concluded in the Sewer Study for the El Camino 
Real Assisted Living Facility, adequate wastewater 
service levels are available for the implementation 
of the Church and the proposed Assisted Living 

Consistent  
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and maintain adequate service 
levels. 

Facility. Based on the nature and size of the 
Assisted Living Facility, the City would have 
adequate wastewater infrastructure to serve the 
Church and associated buildings, and the Assisted 
Living Facility. 

G.  Stormwater 
Infrastructure Goals 

Protect beneficial water resources 
through pollution prevention and 
interception efforts. 

As stated in Section 7.5, Hydrology/Water Quality, 
the Assisted Living Facility includes Site Design 
BMPs, Source Control BMPs, and Structural 
Pollutant Control BMPs for the filtration and 
treatment of runoff.  

Consistent  

Policy PF-G.2 Install infrastructure that, where 
feasible, includes components to 
capture, minimize, and prevent 
pollutants in urban runoff from 
reaching receiving waters and our 
potable water supplies. 

As stated in Section 7.5, Hydrology/Water Quality, 
the Assisted Living Facility includes Site Design 
BMPs, Source Control BMPs, and Structural 
Pollutant Control BMPs for the filtration and 
treatment of runoff. 

Consistent  

Policy PF-G.5 Identify and implement BMPs for 
projects that repair, replace, extend, 
or otherwise affect the stormwater 
conveyance system. These projects 
should also include design 
considerations for maintenance, 
inspection, and, as applicable, water 
quality monitoring. 

As stated in Section 7.5, Hydrology/Water Quality, 
the Assisted Living Facility includes Site Design 
BMPs, Source Control BMPs, and Structural 
Pollutant Control BMPs for the filtration and 
treatment of runoff. 

Consistent  
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H.  Water Infrastructure Goal Ensure a safe, reliable, and cost-
effective water supply for San 
Diego. 

Based on the nature and size of the Assisted 
Living Facility, the Assisted Living Facility is not 
required to prepare a Water Supply Assessment. 
The City would have adequate water supplies to 
serve the Assisted Living Facility.  

Consistent  

Policy PF-H.3 Coordinate land use planning and 
water infrastructure planning with 
local, state, and regional agencies 
to provide for future development, 
maintain adequate service levels, 
and ensure adequate water supply 
during emergency situations. 

Based upon its nature and size, the Assisted Living 
Facility is not required to prepare a Water Supply 
Assessment. The City would have adequate water 
supplies to serve the Assisted Living Facility. 

Consistent  

I.  Waste Management Goals Maximize diversion of materials 
from disposal through the 
reduction, reuse, and recycling of 
wastes to the highest and best use. 

The Assisted Living Facility would comply with all 
state and local laws regarding solid waste and 
recycling, as documented in the Waste 
Management Plan included in Appendix M of this 
FSEIR. 

Consistent  

Policy PF-I.2 Maximize waste reduction and 
diversion (see also Conservation 
Element, Policy CE-A.8).  

The Assisted Living Facility would comply with all 
state and local laws regarding solid waste and 
recycling, as documented in the Waste 
Management Plan included in Appendix M of this 
FSEIR. 

Consistent  

Policy PF-I.2.b Operate public and private facilities 
that collect and transport waste 

The transport of waste and recycled material 
would be conducted in accordance with federal, 

Consistent  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.1 – LAND USE 

El Camino Real Assisted Living Facility Project  City of San Diego 
        5.1-51 October 2024 

Table 5.1-1 
Assisted Living Facility’s Consistency with City of San Diego 2008 General Plan 

Goal/Policy Number Goal/Policy Assisted Living Facility Analysis 

Assisted 
Living Facility 
Consistency/ 
Inconsistency 

and recyclable materials in 
accordance with the highest 
environmental standards. 

state, and local laws and regulations, as 
documented in the Waste Management Plan 
included in Appendix M of this FSEIR. 

Policy PF-I.2.f Reduce and recycle construction 
and demolition (C&D) debris to the 
extent feasible.  

The Assisted Living Facility would reduce and 
recycle construction and demolition debris to the 
extent feasible, as documented in the Waste 
Management Plan included in Appendix M of this 
FSEIR.  

Consistent  

Q.  Seismic Safety Goals Protection of public health and 
safety through abated structural 
hazards and mitigated risks posed 
by seismic conditions. 
Development that avoids 
inappropriate land uses in 
identified seismic risk areas. 

Refer to Section 7.3, Geologic Conditions. No 
known faults cross the project or are in the 
immediate vicinity of the project. Seismic hazards 
that were considered and deemed less than 
significant: dynamic settlement, liquefaction, 
surface fault rupture, ground lurching/ shallow 
ground rupture, and seiche. The site is at risk of 
ground shaking from an earthquake in the San 
Diego area. With adherence to the Update 
Geotechnical Investigation, Assisted Living Facility, 
13860 El Camino Real, City of San Diego California, 
prepared by GeoSoils, Inc. September 17, 2020, 
and included in Appendix G, and adherence to 
applicable Uniform Building Codes, the risk of 
hazards to the public from seismic conditions 
would be adequately reduced.  

Consistent  
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Policy PF-Q.1 Protect public health and safety 
through the application of effective 
seismic, geologic, and structural 
considerations. 
a.  Ensure that current and future 

community planning and other 
specific land use planning 
studies continue to include 
consideration of seismic and 
other geologic hazards. This 
information should be disclosed, 
when applicable, in the CEQA 
document accompanying a 
discretionary action. 

c.  Require the submission of 
geologic and seismic reports, as 
well as soils engineering reports, 
in relation to applications for 
land development permits 
whenever seismic or geologic 
problems are suspected. 

a, c)  See above. With adherence to the Update 
Geotechnical Investigation, Assisted Living 
Facility, 13860 El Camino Real, City of San Diego 
California, prepared by GeoSoils, Inc. 
September 17, 2020, and included in Appendix 
G, and adherence to applicable Uniform 
Building Codes, the risk of hazards to the 
public from seismic conditions would be 
adequately reduced. 

Consistent  

Policy PF-Q.2 Maintain or improve integrity of 
structures to protect residents and 
preserve communities. 

b.  See above. With adherence to the Update 
Geotechnical Investigation, Assisted Living 
Facility, 13860 El Camino Real, City of San Diego 

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

California, prepared by GeoSoils, Inc. 
September 17, 2020, and included in Appendix 
G, and adherence to applicable Uniform 
Building Codes, the risk of hazards to the 
public from seismic conditions would be 
adequately reduced. 

Recreation Element (2021) 
Policy RE-A.10. Encourage private development to 

include recreation facilities, such as 
children’s play areas, rooftop parks 
and courts, useable public plazas, 
and mini-parks. (see also Urban 
Design Policies, UD-B.8 and UD-C.5) 
a. Consider private recreation 
facilities when evaluating 
development park needs when it is 
clearly identified that the facilities 
and programs provide a public 
benefit and are bound by 
easements and agreements that 
remain in effect in perpetuity 
according to adopted policies (see 
also RE-C.6.). 

The Assisted Living Facility includes recreational 
amenities for residents but would not include 
areas for use by the public.  

Consistent  
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Policy RE-C.1 Protect existing parklands and open 
space from unauthorized 
encroachment by adjacent 
development through appropriate 
enforcement measures.  

The eastern portion of the Assisted Living Facility 
site is designated Parks, Open Space, and 
Recreation by the General Plan. The majority of 
Assisted Living Facility development would occur 
on the mesa located west of Gonzales Canyon 
(the Parks, Open Space, and Recreation land use 
designation encompasses the low-lying areas of 
the canyon). The Assisted Living Facility footprint 
would avoid development into the MHPA. 

Consistent  

Conservation Element (2008) 
Policy CE-A.5 Employ sustainable or “green” 

building techniques for the 
construction and operation of 
buildings.  
a. Develop and implement 

sustainable building standards 
for new and significant 
remodels of residential and 
commercial buildings to 
maximize energy efficiency, and 
achieve overall net zero 
consumption by 2020 for new 
residential buildings and 2030 
for new commercial buildings. 

a) The Assisted Living Facility would be required 
to meet California Green Building Code 
standards, which includes requirements that 
implements water and energy conservation in 
new buildings.  

Consistent  
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This can be accomplished 
through factors including, but 
not limited to:  
• Minimize energy use through 

innovative site design and 
building orientation that 
addresses factors such as 
sun-shade patterns, 
prevailing winds, landscape, 
and sun-screens; 

• Employing self generation of 
energy using renewable 
technologies;  

• Combing energy efficient 
measures that have longer 
payback periods;  

• Reducing levels of non-
essential lighting, heating and 
cooling; and  

• Using energy efficient 
appliances and lighting. 

CE-A.7 Construct and operate buildings 
using materials, methods, and 
mechanical and electrical systems 

a-b) As concluded in Section 7.4, Health and 
Safety, development of the proposed Assisted 
Living Facility would not result in significant 

Consistent  
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that ensure a healthful indoor air 
quality. Avoid contamination by 
carcinogens, volatile organic 
compounds, fungi, molds, bacteria, 
and other known toxins.  
a. Eliminate the use of 

chlorofluorocarbon- based 
refrigerants in newly 
constructed facilities and major 
building renovations and 
retrofits for all heating, 
ventilation, air conditioning, 
and refrigerant-based building 
systems.  

b. Reduce the quantity of indoor 
air contaminant that are 
odorous or potentially irritating 
to protect installers and 
occupants’ health and comfort. 
Where feasible, select low-
emitting adhesives, paints, 
coating, carpet systems, 
composite wood, agri-fiber 
products, and others. 

impacts related to exposure to toxic air quality 
standards.  
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Policy CE-A.8 Reduce construction and 
demolition waste in accordance 
with Public Facilities Element, Policy 
PF-I-2, or by renovating or adding 
on to existing buildings, rather than 
constructing new buildings where 
feasible. 

The Assisted Living Facility would comply with 
applicable regulations concerning construction 
and demolition waste as described in the 
Conceptual Waste Management Plan for the El 
Camino Real Assisted Living Facility included in 
Appendix M of this FSEIR.  

Consistent  

Policy CE-A.9 Reuse building materials, use 
materials that have recycled 
content, or use materials that are 
derived from sustainable or rapidly 
renewable sources to the extent 
possible, through factors including:  
• Scheduling time for 

deconstruction and recycling 
activities to take place during 
project demolition and 
construction phases;  

• Using life cycle costing in 
decision-making for materials 
and construction techniques. 
Life cycle costing analyzes the 
costs and benefits over the life 

As outlined in the Waste Management Plan, which 
can be found in Appendix M, the Assisted Living 
Facility would implement a target of 20% recycled 
material for construction materials.  

Consistent  
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of a particular product, 
technology, or system;  

Policy CE-A.10 Include features in buildings to 
facilitate recycling of waste 
generated by building occupants 
and associated refuse storage 
areas. 
a.  Provide permanent, adequate, 

and convenient space for 
individual building occupants to 
collect refuse and recyclable 
material. 

b.  Provide a recyclables collection 
area that serves the entire 
building or project. The space 
should allow for the separation, 
collection, and storage of paper, 
glass, plastic, metals, yard 
waste, and other materials as 
needed. 

Refuse and recycled waste areas would be 
provided and clearly identified throughout the 
Assisted Living Facility site and in project buildings 
(Refer to the Waste Management Plan for the El 
Camino Real Assisted Living Facility included in 
Appendix M of this FSEIR).  

Consistent  

Policy CE-A.11 Implement sustainable landscape 
design and maintenance, 
where feasible. 

a) As stated in Section 7.5 and concluded in the 
drainage study, which can be found in 
Appendix K, the Assisted Living Facility would 
maintain pervious surfaces on 26% of the 

Consistent  
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a. Decrease the amount of 
impervious surfaces in 
developments, especially where 
public places, plazas and 
amenities are proposed to 
serve recreation opportunities. 

b. Strategically plant deciduous 
shade trees, evergreen trees, 
and drought-tolerant native 
vegetation, as appropriate, to 
contribute to sustainable 
development goals. 

c. Reduce the use of lawn types 
that require high levels of 
irrigation.  

d. Strive to incorporate existing 
mature trees and native 
vegetation into site designs.  

e. Implement water conservation 
measures in site/building 
design and landscaping.  

parcel, in addition to the area that is within 
MHPA that would not have development. 

b-e) The Assisted Living Facility landscaping plan 
includes the planting of evergreens, Torrey 
pines, strawberry trees, and date palms. 
Additionally, the Assisted Living Facility would 
also plant native species and water conserving 
planting areas in the parking lot. The Assisted 
Living Facility does not include lawn in the 
landscaping plan  

Policy CE-A.12 Develop and adopt an urban heat 
island mitigation policy. Reduce the 

The landscape plan includes large canopy trees, 
native screening shrubs and groundcover, 
grasses, and ornamental shrubs located 

Consistent  
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San Diego Urban Heat Island 
through actions such as: 
• Planting trees and developing 

other measures to increase 
vegetation, particularly shade 
trees, to provide shade and cool 
air temperatures. In particular, 
properly position trees to shade 
buildings, air conditioning units, 
and parking lots.  

• Reducing heat build-up in 
parking lots through increased 
shading or use of cool paving 
materials as feasible. 

• Minimize the development of, 
and where possible retrofit, 
large surface parking lots.  

throughout the parking area and site. Canopy 
trees, screening shrubs, small, evergreen accent 
trees, and vertical accent trees would shade 
proposed buildings and parking areas and reduce 
heat build-up in parking lots.  

B. Open Space and Landform 
Preservation Goal  

Preservation and long-term 
management of the natural 
landforms and open spaces that 
help make San Diego unique.  

The Assisted Living Facility would be located on 
the western portion of the parcel outside of the 
MHPA. The MHPA would be preserved in 
perpetuity via a Covenant of Easement. 

Consistent  

Policy CE-B.1 Protect and conserve the 
landforms, canyon lands, and open 
spaces that: define the City’s urban 

a) As stated above, the Assisted Living Facility 
would be located on the western portion of 
the parcel outside the MHPA.  

Consistent  
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form, provide views/vistas; serve as 
core biological areas and wildlife 
linkages; are wetland habitats; 
provide buffers within and between 
communities; or provide outdoor 
recreation opportunities.  
a) Support the preservation of 

rural lands and open spaces 
throughout the region.  

Policy CE-B.2 Apply the appropriate zoning and 
Environmentally Sensitive Lands 
(ESL) regulations to limit 
development of floodplains, 
sensitive biological areas including 
wetlands, steep hillsides, canyons, 
and coastal lands.  
b) Limit grading and alterations of 

steep hillsides, cliffs and 
shoreline to prevent increased 
erosion and landform impacts.  

As stated in Chapter 3.0, Project Description, the 
project is processing an SDP Amendment with the 
City to address development on a site containing 
Environmental Sensitive Lands. As stated above, 
the Assisted Living Facility would be located on 
the western portion of the parcel. The Assisted 
Living Facility would avoid development within the 
MHPA and would be located on the top of the 
mesa amongst existing development. Additionally, 
as discussed in Section 5.1.3.3, the project would 
comply with the MHPA LUAGs. Further, potential 
erosion impacts would be addressed via BMPs 
implemented during construction and operation 
of the Assisted Living Facility and according to the 
landscape plan specific areas of the site will be 

Consistent  
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designed to collect, cleanse, and reuse 
stormwater (Refer to Section 7.5, 
Hydrology/Water Quality for more information).  

Policy CE-B.4 Limit and control runoff, 
sedimentation, and erosion both 
during and after construction 
activity.  

As stated above, BMPs have been incorporated as 
Assisted Living Facility design to limit and control 
runoff, sedimentation erosion (Refer to Section 
7.5, Hydrology/Water Quality for more 
information). Additionally, as discussed in Section 
5.1.3.3, the project would comply with the MHPA 
LUAGs, which directly addresses erosion as part 
of compliance with the guidelines. 

Consistent  

Policy CE-B.6 Provide an appropriate defensible 
space between open space and 
urban areas through the 
management of brush, the use of 
transitional landscaping, and the 
design of structures. Continue to 
implement a citywide brush 
management system.  

Based on the project’s site, land ownership, 
adjacent to mapped MHPA and wetland buffer 
areas, and grading plans, it is not feasible to 
achieve the City’s standard BMZ widths at the 
wildland-/urban interface. Specifically, BMZ 1, at 
the wildland/urban interface, extends from the 
exterior of the structure to between 65 and 100 feet 
from the northern side of the structure and consists 
of irrigated landscape areas and BMZ-equivalent 
hardscape areas. The project is within the Coastal 
Overlay Zone, which limits the maximum 
reduction of 30 feet if Zone 2. On the east side of 
the Assisted Living Facility, BMZ 1 extends from 

Consistent  
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the exterior of the structure up to 35 feet to the 
MHPA line, with no BMZ 2. Alternative compliance 
measures for the modifiedreduced BMZs meet 
the purpose and intent of Section 142.0412 of the 
City Code (SDMC 142.0412(i)), thereby minimizing 
the impacts to undisturbed native and/or 
naturalized vegetation and avoiding 
encroachment into the MHPA. Alternative 
compliance measures would include the following: 
(1) all windows on the north and east sides of the 
structure are required to provide exterior glazing 
in windows (and sliding glass doors) to be dual 
pane with both panes tempered glass; (2) the 
entire eastern side of the structure is also 
required to include 5/8-inch Type X fire rated 
gypsum sheathing applied behind the exterior 
covering or cladding (stucco or exterior siding) on 
the exterior side of the framing, from the 
foundation to the roof for a facade facing the 
MHPA open space and naturally vegetated areas. 
Furthermore, the entire development site will be 
required to be maintained as an all-irrigated low 
fuel BMZ 1 condition landscape with drought-
tolerant, fire resistive plants. (see PDF-FIRE-14 
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through PDF-FIRE-47 in Table 3-2). An FFLMR has 
been prepared for the project and is provided as 
Appendix O. The FFLMR provides both City and 
State fire and building code required elements for 
construction, as well as enhanced, City and state 
code-exceeding measures along the eastern side 
of the structure where non-conformingmodified 
BMZs occur adjacent to the MHPA. 

Policy CE-D.4 Coordinate local land use planning 
with state and regional water 
resource planning to help ensure 
that the citizens of San Diego have 
a safe and adequate water supply 
that meets existing needs and 
accommodates future needs.  

Based upon its nature and size, the Assisted Living 
Facility is not required to prepare a Water Supply 
Assessment. The City would have adequate water 
supplies to serve the Assisted Living Facility. 
Please refer to Section 7.9, Public Utilities, for 
additional information.  

Consistent  

E.  Urban Runoff 
Management Goals 

Protection and restoration of water 
bodies, including reservoirs, coastal 
waters, creeks, bays, and wetlands. 
Preservation of natural attributes of 
both the floodplain and floodway 
without endangering life and 
property. 

The Assisted Living Facility would include standard 
BMPs to ensure that impacts to water bodies 
would be reduced (Refer to Section 7.5, 
Hydrology/Water Quality, for more information).  
While approximately 10% of the property is 
located in the 100-year floodplain, the proposed 
Assisted Living Facility would be located on the 
mesa portion of the site, immediately west of the 
low-lying areas of Gonzales Canyon. The higher 

Consistent  
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elevation mesa portion of the project site is 
located outside of the 100-year floodplain.  

Policy CE-E.2 Apply water quality protection 
measures to land development 
projects early in the process-during 
project design, permitting, 
construction, and operations-in 
order to minimize the quantity of 
runoff generated on-site, the 
disruption of natural water flows 
and the contamination of storm 
water runoff.  
a) Integrate on-site infiltration, 

and preserve, restore or 
incorporate natural drainage 
systems into site design.  

b) Direct concentrated drainage 
flows away from MHPA and 
open space areas. If not 
possible, drainages should be 
directed into sedimentation 
basins, grassy swales or 
mechanical trapping devices 

a, b)  As stated in Section 7.5, Hydrology/Water 
Quality, BMPs would be implemented to 
address site runoff prior to entering the 
municipal storm drain system. In addition, and 
as described in the Drainage Study for the El 
Camino Real Assisted Living Facility prepared 
by Leppert Engineering Corporation, dated 
January 2021, and included as Appendix K, 
runoff from the Assisted Living Facility site will 
drain to the storm drain facilities through the 
Church and before entering the two existing 
outfalls along El Camino Real to the west of the 
project site, away from the MHPA and 
compliant with LUAG.  

c)  The use of impervious surfaces would be 
reduced to the extent practicable. As stated in 
Section 7.5 and concluded in the drainage 
study, which can be found in Appendix K, the 
project would maintain pervious surfaces on 
26% of the Assisted Living Facility, in addition 
to the area that is within MHPA that would not 
have development. 

Consistent  
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prior to draining into the MHPA 
or open space areas.  

c) Reduce the amount of 
impervious surfaces through 
selection of materials, site 
planning, and street design 
where possible.  

d) Increase the use of vegetation 
in drainage design. 

e) Avoid development of areas 
particularly susceptible to 
erosion and sediment loss (e.g.; 
steep slopes) and where 
impacts are unavoidable, 
enforce regulations that 
minimize their impacts.  

d)  The proposed landscape plan includes large 
canopy trees, small evergreen canopy trees, 
evergreen vertical accent trees, groundcovers, 
grasses, and shrubs and vegetated buffer 
strips would be incorporated in the project 
design.  

e)  Assisted Living Facility development would be 
concentrated on the western, mesa portion of 
the parcel and construction and operation 
BMPs would be implemented to address 
water quality concerns including erosion and 
sedimentation.  

Policy CE-G.1 Preserve natural habitats pursuant 
to the MSCP, preserve rare plants 
and animals to the maximum 
extent practicable, and manage all 
City-owned native habitats to 
ensure their long-term biological 
viability,  

The Assisted Living Facility would be located on 
the western portion of the parcel outside the 
MHPA. As stated in Section 5.4, no invasive non-
native plant species shall be introduced into the 
project area. Additionally, the contractor shall 
permanently revegetate any graded, disturbed, or 
eroded areas within the project footprint that will not 
be permanently covered by structures, impervious 

Consistent  
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b.  Remove, avoid, or discourage 
the planting of invasive plant 
species.  

surfaces, or landscaping with native species 
appropriate for the region. The Assisted Living Facility 
would comply with the MSCP MHPA Land Use 
Adjacency Guidelines. 

H. Wetlands Goal Preservation of all wetlands in San 
Diego through a “no net loss” 
approach.  

As discussed in Section 5.4.6 of this FSEIR, there 
are no jurisdictional wetlands within the proposed 
Assisted Living Facility development footprint. The 
nearest jurisdictional wetlands are located a 
minimum of 100 feet from the proposed 
development on the site. Additionally, impacts to 
wetlands were determined to be less than 
significant.  

Consistent  

L. Agricultural Resources 
Goal  

Retention of productive agricultural 
lands.  
Retention of the rural agricultural 
character of river valleys.  

As stated in Section 5.2, the site is mapped as 
“Farmland of Local Importance” by DOC’s Farmland 
Mapping and Monitoring Program (DOC 2016). As 
such, development of the Assisted Living Facility 
parcel to non-agricultural uses would result in the 
loss of approximately 2.85 acres of locally 
important agricultural lands. The parcel, however, 
does not qualify as “productive” agricultural lands. 
Efforts to farm the land have not been productive 
in large part because the high cost of water has 
made it unprofitable to farm the land. As stated in 
the environmental site assessment for the 

Consistent  
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property (located in Appendix B), the last time the 
Assisted Living Facility parcel was used for 
agriculture was 2016. Additionally, as stated in 
Section 5.2 Agricultural Resources, the Assisted 
Living Facility would not result in the conversion of 
Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance to non-agricultural use, and 
would not involve other changes in the existing 
environment which due to their location or nature, 
could result in conversion of nearby Farmland, to 
non-agricultural use.  

Noise Element (2015) 
Goal A.  Noise and Land Use 

Compatibility Goal 
Consider existing and future noise 
levels when making land use 
planning decisions to minimize 
people’s exposure to excessive 
noise. 

The primary existing and future noise sources at 
the site is vehicular traffic on El Camino Real. 
Traffic noise is not anticipated to generate 
excessive noise at Assisted Living Facility buildings 
given the distance from the roadway and 
intervening buildings and the project would not 
generate a significant amount of vehicle trips. The 
project would have less-than-significant impacts 
related to exposure of Assisted Living Facility 
residents to noise.  
The Assisted Living Facility would generate 
potentially significant noise during construction, 

Consistent  
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but such noise would be minimized to below a 
level of significance via proposed mitigation 
consistent with the City’s policies. Refer to Section 
5.10, Noise, for additional details. 

Policy NE-A.1 Separate excessive noise-
generating uses from residential 
and other noise-sensitive land uses 
with sufficient spatial buffer of less 
sensitive uses. 

See response to Noise Element Goal A above.  Consistent  

Policy NE-A.2 Assure the appropriateness of 
proposed developments relative to 
existing and future noise levels by 
consulting the guidelines for noise-
compatible land use (shown on 
Table NE-3) to minimize the effects 
on noise-sensitive land uses.  

See response to Noise Element Goal A above. Consistent  

Policy NE-A.3  Limit future residential and other 
noise-sensitive land uses in areas 
exposed to high levels of noise.  

See response to Noise Element Goal A above. Consistent  

Policy NE-A.4 Require an acoustical study 
consistent with acoustical study 
guidelines (Table NE-4) for proposed 
developments in areas where the 
existing or future noise level exceeds 

Included as Appendix J is a Noise Technical Report 
prepared for the proposed Assisted Living Facility 
and analyzed in Section 5.10. The Assisted Living 
Facility would not exceed the City’s land use- noise 
compatibility guidelines.  

Consistent  
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or would exceed the “compatible” 
noise level thresholds as indicated on 
the land use–noise compatibility 
guidelines (Table NE-3), so that noise 
mitigation measures can be included 
in the project design to meet the 
noise guidelines.  

B.  Motor Vehicle Traffic 
Noise Goal 

Create minimal excessive motor 
vehicle traffic noise on residential 
and other noise-sensitive land uses.  

As indicated in Section 5.10.3 and Table 5.10-7, 
the Assisted Living Facility would not increase 
traffic noise levels more than 3 decibels (dB) from 
the existing traffic noise levels. Project traffic 
noise level changes would be less than 
significant.  

Consistent  

NE-B.2 Consider traffic calming design, 
traffic control measures, and low-
noise pavement surfaces that 
minimize motor vehicle traffic noise 
(see also Mobility Element, Policy 
ME–C.5 regarding traffic calming). 

As concluded in Section 5.10, the Assisted Living 
Facility would not increase traffic noise levels 
more than 3 decibels (dB) from the existing traffic 
noise levels. Additionally, with Assisted Living 
Facility implementation, some areas will 
experience less traffic noise because of the new 
structure blocking the sound path. In conclusion, 
the Assisted Living Facility would have less-than-
significant noise impacts from increased traffic.  

Consistent  

NE-B.3. Require noise reducing site design, 
and/or traffic control measures for 

As concluded in Section 5.10, the Assisted Living 
Facility would not increase traffic noise levels 

Consistent  
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new development in areas of high 
noise to ensure that the mitigated 
levels meet acceptable decibel 
limits. 

more than 3 dB from the existing traffic noise 
levels. Additionally, with project implementation, 
some areas would experience less traffic noise 
because of the new structure blocking the sound 
path. In conclusion, the Assisted Living Facility 
would have less than significant noise impacts 
from traffic. 

NE-B.4. Require new development to 
provide facilities which support the 
use of alternative transportation 
modes such as walking, bicycling, 
carpooling and, where applicable, 
transit to reduce peak-hour traffic. 

As stated in Section 5.8, the project area is not 
served by the San Diego Metropolitan Transit 
System. The Assisted Living Facility would provide 
bike paths and bicycle amenities such as bicycle 
parking and storage, a shuttle to the Solana Beach 
Station. Additionally, the project would connect 
pedestrian access from the Assisted Living Facility 
site to the Church’s access to El Camino Real.  

Consistent  

Policy NE-B.7 Promote the use of berms, 
landscaping, setbacks, and 
architectural design where 
appropriate and effective, rather 
than conventional wall barriers to 
enhance aesthetics. 

The Assisted Living Facility setbacks and 
intervening structures provide noise attenuation.  

Consistent  
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Goal G Minimal exposure of residential and 
other noise-sensitive land uses to 
excessive construction, refuse 
vehicles, parking lot sweeper-
related noise and public noise. 

As stated in Section 5.10, the would noise impacts 
from construction impacts associated with the 
Assisted Living Facility would be reduced to less-
than-significant with the implementation of 
MM-NOI-1.  

Consistent  

Policy NE-G.1 Implement limits on the hours of 
operation for non-emergency 
construction and refuse vehicle and 
parking lot sweeper activity in 
residential areas and areas abutting 
residential areas.  

As stated in Section 5.10, construction activities 
associated with the Assisted Living Facility would 
comply with established City of SDMC regarding 
hours of operation for non-emergency 
construction.  

Consistent  

Policy NE-G.2 Implement limits on excessive 
public noises that a person could 
reasonably consider disturbing 
and/or annoying, in residential 
areas and areas abutting residential 
areas.  

The Assisted Living Facility would comply with the 
requirements set forth in the City’s noise 
ordinance.  

Consistent  

I.  Typical Noise Attenuation 
Methods Goal 

Attenuate the effect of noise on 
future residential and other noise-
sensitive land uses by applying 
feasible noise mitigation measures. 

As stated above, the Assisted Living Facility 
setbacks and intervening terrain and structures 
provide noise attenuation.  

Consistent  

Policy NE-I.1 Require noise attenuation measures 
to reduce the noise to an acceptable 
noise level for proposed 

The Assisted Living Facility would be consistent 
with California’s noise insulation standards (CCR 
Title 24). The project site is not located within an 

Consistent  
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developments to ensure an 
acceptable interior noise level, as 
appropriate, in accordance with 
California’s noise insulation standards 
(California Code of Regulations (CCR) 
Title 24) and airport land use 
compatibility plans.  

airport influence area. As stated in Section 5.10.3, 
the Assisted Living Facility would have less-than-
significant impacts related to interior noise levels. 
Interior noise levels from traffic noise exposure 
are expected to be 27 dB, which is below the City’s 
threshold of 45 dB. 

Policy NE-I.2 Apply CCR Title 24 noise 
attenuation measures 
requirements to reduce the noise 
to an acceptable noise level for 
proposed single-family, mobile 
homes, senior housing, and all 
other types of residential uses not 
addressed by CCR Title 24 to ensure 
an acceptable interior noise level, 
as appropriate. 

As stated above, the Assisted Living Facility would 
be consistent with California’s noise insulation 
standards (CCR Title 24). As stated in Section 
5.10.3, the project would have less-than-
significant impacts related to interior noise levels. 
Interior noise levels from traffic noise exposure 
are expected to be 27 dB, which is below the City’s 
threshold of 45 dB. 

Consistent  

Policy NE-I.3 Consider noise attenuation 
measures and techniques 
addressed by the Noise Element, as 
well as other feasible attenuation 
measures not addressed as 
potential mitigation measures, to 
reduce the effect of noise on future 

The proposed Assisted Living Facility includes a 
buffer from adjacent residential uses, and would 
not result in operational noise impacts to adjacent 
uses. Potential construction noise impacts would 
be potentially significant but reduced to less-than-
significant, with implementation of mitigation, as 
detailed in Section 5.10.3, Noise. 

Consistent  
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residential and other noise-
sensitive land uses to an acceptable 
noise level. 
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Land Use Element 
Principle 2.3e Land use designations in the 

Framework Plan that permit 
greater intensities of land use 
than existing zoning require a 
phase shift and voter approval in 
order to become effective. 

As discussed in Section 5.1.3.1 (Issue 1), the Assisted Living 
Facility would not require a Phase Shift as it can be approved 
consistent with the existing zoning framework, Council Policy 
600-29, and the NCFUA Framework Plan, specifically 
development Alternative 3, as discussed above, and would not 
result in an increase in intensity.  

Consistent 

Principle 2.4b A phase shift of all the subareas 
delineated on the Framework 
Plan diagram (Figure 3-3) from 
Future Urbanizing to Planned 
Urbanizing may occur without 
subarea plans having been 
adopted for any subarea 

As discussed above, under Principle 2.3e, the Assisted Living 
Facility would not require a Phase Shift. 

Consistent 

Principle 3.1b Incorporate into the NCFUA a 
permanent environmental tier of 
open space lands with high 
natural resource values that 
function as natural habitat, form 
connection to surrounding open 
spaces, and give shape and 
definition to surrounding built 
areas. Use natural resources as a 

According to Figure 3-3 of the NCFUA Framework Plan, the 
Assisted Living Facility site is designated as Very Low-Density 
Residential and Environmental Tier. The development 
associated with the Assisted Living Facility would occur on the 
western mesa portion of the parcel designated as low density 
residential and would avoid development in the Environmental 
Tier. As discussed in Section 3.3, the eastern 1.12 acres of the 
Assisted Living Facility site that is in the Environmental Tier and 
would be covered by a Covenant of Easement. 

Consistent  
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foundation for designing in the 
area’s land use plan.  

Policy 3.2f Provide significant public open 
space and very low-density 
development as breaks between 
the compact communities. 

The Assisted Living Facility would be located on the western 
portion of the parcel. The Assisted Living Facility would avoid 
development within the Environmental Tier. The project would 
include on-site buffers between the proposed Assisted Living 
facility building, and adjacent residential uses and 
Environmental Tier.  

Consistent  

Policy 3.2g Designate most of the 
developable land area within the 
NCFUA for very low-density 
residential neighborhoods which 
will create the interface between 
development and sensitive lands. 
Very low-density and estate 
residential neighborhoods are 
located in areas with the following 
characteristics: sloping terrain, 
locations where construction of 
roads would be difficult without 
disruption of natural features or 
major grading of hillsides, and 
areas where a visual break is 

The project does not involve changing the site’s NCFUA 
Framework Plan designation. The NCFUA Framework Plan 
requires a phase shift to remove these areas from Proposition 
A Lands. However, the Assisted Living Facility would not require 
a Phase Shift as it can be approved consistent with the existing 
zoning framework, Council Policy 600-29, and the NCFUA 
Framework Plan, specifically development Alternative 3, as 
discussed in Section 5.1.3.1 (Issue 1), above, and would not 
result in an increase in intensity. In addition, the project would 
be consistent with the NCFUA Framework Plan designations by 
preserving the Environmental Tier area on the site and focusing 
development within the area identified as Very Low-Density 
Residential, identified for development  

Consistent  
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needed between higher-density 
compact communities. 

Policy 3.4h Outside the compact 
community, a variety of low-
intensity uses are envisioned. 
Along El Camino Real and Via de 
la Valle, very low-density 
residential development is 
shown on the Framework Plan 
diagram. However, sites in these 
locations are less suitable for 
residential use than for public 
and semi-public uses that are 
also allowed. The developable 
area on the south side of Via de 
la Valle east of El Camino Real 
may be considered for other 
uses during subarea planning. 
Along El Camino Real, public and 
semi-public activities would 
ideally be uses where buildings 
take up a relatively small portion 
of the site, and where 

The proposed Assisted Living Facility is a semi-public 
institutional Nursing Facility use along El Camino Real. It is 
proximate to assembly uses. Further, all proposed buildings 
would be consistent with the Mediterranean architectural style 
of the surrounding uses. The overall Church and Assisted Living 
Facility would result in an approximately 10% lot coverage, and 
would take up a relatively small portion of the site.  

Consistent  
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architecture can be in harmony 
with surrounding open space. 

Policy 3.4k The majority of Subarea II is 
located within the coastal zone, 
and the subarea plan for this 
area shall incorporate the 
policies in the North City Local 
Coastal Program (LCP) to limit 
filling and development of the 
l00-year floodplain of the San 
Dieguito River and the grading of 
scenic slopes on the southern 
end of the valley. The subarea 
plan shall also address buffering 
wetlands adjacent to 
development, the maintenance 
of viable habitats in this area and 
other issues consistent with the 
LCP. 

No Subarea Plan has been prepared for Subarea II. The Coastal 
Commission uses the NCFUA Framework Plan for policy 
guidance because no policies of the North City LCP apply to 
Subarea II. The project site lies within the original jurisdiction of 
the California Coastal Commission. While approximately 10% of 
the property is located in the 100-year floodplain, the proposed 
Assisted Living Facility would be located on the mesa portion of 
the site, immediately west of the low-lying areas of Gonzales 
Canyon. The higher elevation mesa portion of the parcel is 
located outside of the 100-year floodplain. Therefore, 
development in the floodplain and grading activities on sloping 
terrain would be avoided. The project would also comply with 
the MSCP Land Use Adjacency Guidelines and would include a 
wetland buffer, as described further in Section 5.4, Biological 
Resources.  

Consistent  

Urban Design Element 
Policy 4.8a Very low-density and estate 

neighborhoods are normally 
organized in one of two ways: 

The proposed Assisted Living Facility would cover a small 
portion of the site, and would be clustered on the western 
mesa portion of the parcel adjacent to existing development. 

Consistent  
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• The second organization, 
more appropriate for 
hillsides and areas adjacent 
to protected habitat areas, is 
clusters of smaller individual 
lots that preserve significant 
canyons, hillsides, ridges and 
other natural features. 

Proposed structures would avoid development in the 
Environmental Tier and located within the MHPA boundary. 

Policy 4.8b Lot configuration and site design 
should emphasize canyons, 
hillsides and ridges as the visual 
focus points of neighborhoods. 
The layout of lots in these 
neighborhoods should adapt to 
existing topography and natural 
features, avoiding standard 
repetitive lot sizes and shapes. 

The project would not involve lot configurations. As the 
proposed Assisted Living Facility site design would focus 
development on the western flat portion of the parcel, and 
development would be located outside of the Environmental 
Tier adjacent Gonzales Canyon. As shown on the landscape 
plan (see Figures 3-4a and 3-4b), the proposed limits of work 
associated with the Assisted Living Facility would avoid sloping 
terrain to the east and would include a buffer between the 
building and adjacent natural area. 

Consistent  

Policy 4.8c Lot lines shall not enter, infringe 
upon, or be made part of any 
portion of the environmental 
tier. In addition, a landscaped 
transition area of 25-50 feet in 
width shall be placed behind lots 
adjacent to the protected open 

According to Figure 3-3 of the NCFUA Framework Plan, the 
Assisted Living Facility site is designated as Very Low-Density 
Residential and Environmental Tier. The development of the 
Assisted Living Facility would occur on the western portion of 
the parcel and avoids development within the Environmental 
Tier. As the project is not creating or adjusting lot lines and this 
policy is regarding the creation of lots, this policy is not 

Consistent  
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Assisted 
Living Facility 
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space system, and include 
berming and dense vegetation to 
deter people from entering the 
habitat areas. Signage shall 
direct people to access points for 
the open space system. 

applicable to the project. None-the-less, it is noted that the 
Assisted Living Facility structure would be located 35 feet from 
the MHPA boundary. Consistent with the City’s MSCP adjacency 
guidelines, the project design includes a combination of fences, 
hedges, and berms in the landscaped transition area to deter 
people from entering the habitat area in the Environmental 
Tier. Signage would be provided, as required. Additionally, the 
portion of the Assisted Living Facility parcel that is within the 
MHPA (1.12 acres) would be protected has a Covenant of 
Easement in conformance with Environmentally Sensitive 
Lands regulations. Environmentally Sensitive Lands regulations 
specifically prohibit access to these areas within the Covenant 
of Easement.  

Policy 4.8g Streets, drives, parking and 
emergency vehicle access should 
be aligned to conform, as closely 
as possible, to existing grades 
and minimize the need for the 
grading of slopes. Streets and 
other built improvements should 
not greatly alter the physical and 
visual character of the hillside. 

The proposed Assisted Living Facility would have site access 
through the Church and would only include the construction of a 
parking lot. The Assisted Living Facility is not located on a 
hillside.  

Consistent  
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Policy 4.9b Development should give special 
attention to the design of street 
edge conditions, strengthening 
the landscape character of 
buildings and open spaces as 
viewed from the street. 

The Assisted Living Facility is not located along a street edge, and 
is not highly visible from the street due to the intervening 
development.  

Consistent  

Policy 4.10b Protect existing drainageways 
from encroachment that might 
affect drainage patterns or water 
quality through the use of 
setbacks/buffers. 

The project includes wetland buffers (see Section 5.4, Biological 
Resources) and does not significantly alter drainage patterns 
(see Section 7.5). As stated in Section 7.5, Hydrology/Water 
Quality, BMPs would be implemented to address site runoff 
prior to entering the municipal storm drain system. In addition, 
and as described in the Drainage Study for the El Camino Real 
Assisted Living Facility prepared by Leppert Engineering 
Corporation dated January 2021 and included as Appendix K, 
runoff from the Assisted Living Facility parcel would drain to 
the storm drain facilities through the Church and before 
entering the two existing outfalls along El Camino Real to the 
west of the project site, away from the MHPA. Assisted Living 
Facility development would be concentrated on the western, 
mesa portion of the project site, and construction and 
operation BMPs would be implemented to address water 
quality concerns including erosion and sedimentation. 

Consistent  

Policy 4.10c Development in hillside areas 
should conform to the unique 

Assisted Living Facility development is not located within a 
hillside area and does not impact slopes of 25% grade or more. 

Consistent  
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natural setting of each area and 
site, retaining the character of 
existing landforms and 
preserving significant native 
vegetation. 
Within the coastal zone, the 
grading of landforms that consist 
of slopes of 25% grade or more 
shall be strictly limited and shall 
only occur if the applicant 
demonstrates consistency with 
the applicable policies in the 
North City Local Coastal Program 
(LCP). Runoff and erosion control 
procedures shall be utilized 
during all phases of project 
development. 

The project also focuses development within the disturbed 
portion of the site, and avoids impacts to native vegetation. 
Construction and operation BMPs would be implemented to 
address water quality concerns including erosion and 
sedimentation.  
The project area is located in Subarea II of the NCFUA 
Framework Plan and the LCP for area has not been certified by 
the California Coastal Commission.  

Policy 4.10e The development pattern in 
hillside areas should be designed 
so that structures do not stand 
out prominently when seen from 
a distance. 

As stated in Section 5.9, the proposed Assisted Living Facility 
development would occur on the western flat portion of the 
site and would not result in structures that stand out 
prominently when seen from distant public vantage points. 
Additionally, impacts related to visual resources were 
determined to be less than significant.  

Consistent  
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Policy 4.10f Development should not 
obstruct public views. 

As concluded in Section 5.9, impacts to public views would be 
less than significant. 

Consistent  

Policy 4.10g In conjunction with project 
proposals, disturbed areas on a 
site which are to be retained as 
open space shall be contoured 
to blend in with natural slopes 
and shall be revegetated with 
native plants. 

As noted in the landscape plan, all graded, disturbed, or 
eroded areas that would not be permanently paved or covered 
by structures shall be permanently revegetated and irrigated in 
accordance with the standards of the Land Development Code.  

Consistent  

Policy 4.10h Mass grading shall be avoided. 
Grading will be limited to the 
building footprint, accessory 
uses, and access corridors 
essential to the development of 
the site. 

Grading on the Assisted Living Facility site would be limited to 
areas necessary for development of building footprints and 
landscape areas.  

Consistent  

Policy 4.10i Development adjacent to ridges 
and bluffs shall minimize visual 
impacts to these topographic 
features through setbacks and 
landscaping, especially near 
major canyons or valleys. 

As stated in Section 5.9, the proposed Assisted Living Facility 
development is not located on a ridge or bluff, and 
development would occur on the flat area of the site. 
Additionally, the Assisted Living Facility would include a 
landscaping plan (Figures 3.4a and 3.4b), which would 
provide a visual transition from the Assisted Living Facility to 
Gonzales Canyon. Finally, impacts related to visual resources 
were determined to be less than significant.  

Consistent  
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Policy 4.10j New development shall be 
required to minimize erosion. 

As stated in Section 7.5, Hydrology/Water Quality, the potential 
for erosion would be minimized through implementation of the 
Assisted Living Facility includes Site Design BMPs, Source 
Control BMPs, and Structural Pollutant Control BMPs for the 
filtration and treatment of runoff as required by the City of San 
Diego.  

Consistent  

Policy 4.10k New development shall not 
cause an increase in the peak 
runoff rate when compared with 
storm runoff under existing 
conditions. 

As stated in Section 7.5, Hydrology/Water Quality, BMPs would 
be implemented to address site runoff prior to entering the 
municipal storm drain system. In addition, and as described in 
the Drainage Study for the El Camino Real Assisted Living 
Facility prepared by Leppert Engineering Corporation, dated 
January 2021, and included as Appendix K, runoff from the 
Assisted Living Facility would drain to the storm drain facilities 
through the Church and before entering the two existing 
outfalls along El Camino Real to the west, away from the MHPA. 
The Drainage Study concluded that existing drainage pipeline 
capacity would be sufficient with the addition of the Assisted 
Living Facility.  

Consistent  

Policy 4.10l Structures located within the 
view of the [San Dieguito River 
Valley Regional Open Space] 
park, if within 200 feet vertically 
and 50 feet horizontally of a 
ridgeline, shall be set back and 

The Assisted Living Facility site is located within Landscape Unit B 
of the San Dieguito River Park Concept Plan and is located 
adjacent to the westernmost extent of Gonzales Canyon. 
Proposed Assisted Living Facility structures would comply with 
the minimum rear yard setback requirement of the AR-1-1 zone. 
Additionally, the facility will be screened with landscaping (refer to 

Consistent  
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be low in profile so as not to be 
visually prominent from the 
future park. 

Figures 3-4a and 3-4b) that would include native shrubs and 
groundcover, grasses, lawn, evergreen accent trees, large and 
small canopy trees, and vines, and the proposed facility would 
feature an exterior stucco finish that would display earth-tone 
colors which would tend to recede into the background landscape 
with distance. Though portions of the proposed Assisted Living 
Facility would be visible from trails in the adjacent canyon, the 
facility itself has been set back from the property line to the extent 
possible, consistent with this policy.  

Policy 4.10m The facades of structures shall 
be angled at varying degrees to 
follow the natural topography of 
the site. 

The portion of the Assisted Living Facility parcel that would be 
developed would be on the western mesa portion of the site, 
which is relatively flat. Rooflines would be relatively flat or 
angled mildly, consistent with the mesa top that these 
structures would be built on (see Figure 3-2, which provides 
elevations of the proposed structure).  

Consistent  

Policy 4.10n All exterior lighting shall be a 
low-sodium type with horizontal 
cut-off and shall be shielded 
downward such that the light 
would not be visible to the 
adjacent properties and the 
proposed park 

Exterior lighting installed at the Assisted Living Facility would 
conform to applicable regulations established in Chapter 14, 
Article 2, Division 7 (Off-Site Development Impact Regulations) 
of the City of San Diego Municipal Code.  

Consistent  
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Policy 4.10o Rooflines shall vary in angle and 
height to provide a changing 
profile. 

As depicted on Figure 3-2 of this FSEIR, the proposed Assisted 
Living Facility would feature rooflines of varying angles and 
heights that would provide a changing profile across the 
Assisted Living Facility and Environmental Tier.  

Consistent  

Open Space Element  
Policy 5.1a Create the environmental tier, an 

interconnected, viable system of 
natural open space that serves 
to protect and conserve cultural 
resources, flora and fauna that 
occur in the NCFUA. 

According to Figure 3-3 of the NCFUA Framework Plan, the 
Assisted Living Facility site is designated as Very Low-Density 
Residential and Environmental Tier. The development 
associated with the Assisted Living Facility would occur on the 
western mesa portion of the parcel designated as low density 
residential and would avoid development in the Environmental 
Tier. The delineation of Environmental Tier lands across the 
Assisted Living Facility and in the immediate vicinity of relatively 
consistent with the existing MHPA boundary. As stated above, 
the Assisted Living Facility would avoid development within the 
MHPA and Environmental Tier.  

Consistent  

Policy 5.1c Preserve floodplains and 
significant topographic features 
such as canyons, ridges and 
hillsides 

The Assisted Living Facility would occur on the western flat 
portion of the parcel and would avoid development into 
Gonzales Canyon and the portion that is within the 100-year 
floodplain.  

Consistent  

Policy 5.2a The environmental tier shown in 
the Framework Plan diagram 
may be reformed during subarea 
and project planning provided 

The proposed Assisted Living Facility development would avoid 
development in the Environmental Tier and the MHPA. 

Consistent  
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such refinements are consistent 
with the principles of this 
section. 

Policy 5.2e Whenever possible, preserve 
100-year flood zones as open 
space. Where it is necessary to 
floodproof a property, require 
the least possible alteration of 
the natural drainage pattern, 
and minimize impacts to 
downstream properties. 

The Assisted Living Facility would avoid development in the 
portion of the site that is within the 100-year floodplain.  

Consistent  

Policy 5.2f Where feasible, “additional 
sensitive lands” shown on Figure 
5-1 should be preserved as open 
space through the site planning 
process. If preservation is not 
possible, uses permitted in 
transition areas would be 
appropriate  
(see Table 5.4-A). 

There are not any “additional sensitive lands” on the project 
site. 

Consistent  

Policy 5.3a Secure the environmental tier as 
permanent open space through 
purchase and conveyance to a 
public agency or non-profit land 

As discussed in Chapter 3.0, Project Description, the 
Environmental Tier area would be conserved via a Covenant of 
Easement that provides for land use restrictions and ensures 
preservation in perpetuity. In addition, the proposed Assisted 

Consistent  
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trust, or deed restrictions that 
limit uses. A variety of 
mechanisms are to be used 
including the following: 
Requirements that projects 
within the NCFUA dedicate lands 
shown within the environmental 
tier on the Framework Plan 
diagram. 
Implementation of current 
regulations regarding 
development of sensitive lands. 

Living Facility development would comply with Section 
143.0140 (General Development Regulations for all 
Environmentally Sensitive Lands), Section 143.0141 
(Development Regulations for Sensitive Biological Resources), 
and Section 143.0145 (Development Regulations for Special 
Flood Hazard Areas) of the San Diego Municipal Code.  

Policy 5.3e Development should be 
clustered on the less sensitive 
portions of the site. 

Development of the Assisted Living Facility would avoid the 
MHPA, Environmental Tier, and hillsides within the project site.  

Consistent  

Policy 5.4a As part of subarea and project 
planning, environmental tier 
lands are to be divided into 
management zones. The zones 
are defined as follows, with 
allowable and prohibited uses 
identified in Table 5.4-A. The 
open space management zone 

A portion of the Assisted Living Facility site is designated 
Environmental Tier in the NCFUA Framework Plan. The 
delineation of Environmental Tier lands across the Assisted 
Living Facility and in the immediate vicinity of relatively 
consistent with the existing MHPA boundary. The proposed 
Assisted Living Facility would avoid development within the 
MHPA on the project site. The remaining portion of the 
Assisted Living Facility site would be preserved through a 
Covenant of Easement. The project would also include a 

Consistent  
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concept is illustrated in 
Figure 5-2. 
Habitat Protection Areas. 
These areas serve to protect and 
preserve natural resources 
throughout the NCFUA, 
providing for habitat and 
movement needs of the native 
plants and animals. The 
environmental tier lands shown 
on the Framework Plan diagram 
are, for the most part, expected 
to be designated as habitat 
protection areas (see policies in 
Section 5.2 relative to changes in 
environmental tier delineation). 
No non-local native vegetation 
shall be allowed to be planted 
within these areas. Local native 
vegetation, if unavailable from 
on-site, can be obtained from 
sites with similar soils, slope, 
aspect, meso- or micro-climates 
as those on-site, preferably from 

landscape buffer that acts as a transition area to Gonzales 
Canyon and larger MHPA. Ultimately the project would comply 
with the Land Use Adjacency Guidelines that provide protection 
of MHPA biological resources from indirect impacts of adjacent 
development.  
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nearby local sites within a ten-
mile radius of the site. 
Biological Buffer Areas. These 
are areas of native habitat where 
low-impact forms of recreation 
can occur (such as trails), but 
which primarily function to 
provide distance and protection 
to the habitat protection area 
from lights, noise, activity, exotic 
plants and other potential forms 
of disturbance. Buffer areas will 
generally be created at the 
perimeter of development areas 
shown on the Framework Plan 
diagram, and shall be a 
minimum of 100 feet wide. No 
non-local native vegetation shall 
be allowed to be planted within 
these areas. Local native 
vegetation, if unavailable from 
on-site, can be obtained from 
sites with similar soils, slope, 
aspect, meso- or micro-climates 
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as those on-site, preferably from 
nearly local sites within a ten-
mile radius of the site. 
Transition Areas. These are 
areas outside of the Buffer and 
Habitat Protection areas, used 
for landscaped transitions to 
developed areas. These areas 
should generally add an 
additional 25-50 feet of distance 
between the open space system 
and developed areas, in order to 
provide for the transition from 
native habitat to the generally 
non-native, developed areas. Local 
native vegetation should be used 
as much as possible; introduced 
drought-tolerant species may also 
be acceptable. These areas can 
provide for trails for pedestrian, 
bicycle, or equestrian uses. 
Transition areas shall use native or 
drought-tolerant, locally adapted 
plant species that serve to provide 
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a smooth visual and functional 
transition between the native 
buffer zone and landscaped areas. 
Transition areas should prevent 
detrimental animal and plant 
species from invading the buffer 
and habitat areas, and to 
additionally protect those areas 
from the impacts of lighting or 
noise (especially if the buffer zone 
is sage scrub). Transition areas 
shall not be planted with non-
native species invasive to the 
habitat or buffer zones. 

Policy 5.4d Development projects subject to 
the Resource Protection 
Ordinance will be required to 
conform to the ordinance and to 
subarea plans. When strict 
compliance with the ordinance is 
infeasible, mitigation will be 
required. - - 83 Subarea plans 
must describe how mitigation 
will be accomplished. The 

As indicated previously, the proposed Assisted Living Facility 
would be subject to the City’s Environmentally Sensitive Lands 
Regulations (SDMC 143.0141) that replaced the former 
Resource Protection Ordinance. The proposed Assisted Living 
Facility would avoid development on portions of the site which 
contain, a wetland buffer, floodplains, steep slopes, and 
sensitive habitat lands. With the avoidance of these areas, the 
Assisted Living Facility would be in compliance with this policy. 

Consistent  
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preferred form of mitigation will 
be the purchase and dedication 
of land on Del Mar Mesa. 
Purchase of land shall occur at 
the project approval stage, and 
purchases will be market 
transactions between property 
owners. 

Policy 5.4f No concrete, asphalt, riprap, or 
other channelization structures 
will be allowed within the open 
space system’s drainage areas or 
floodplains. Floodplain banks will 
be revegetated with appropriate 
native species (riparian scrub or 
woodland, chaparral, or sage 
scrub), restoring drainage areas 
and floodplains to fully 
functional ecosystems. 

The Assisted Living Facility would completely avoid 
development within the floodplain area.  

Consistent  

Policy 5.5f Roads which cross the 100-year 
flood plain shall be constructed 
above grade, using bridge or 
causeway structures. 

The Assisted Living Facility would not include the construction 
of roads that would cross the 100-year floodplain.  

Consistent  
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San Dieguito River Park Concept Plan 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), land 
use compatibility impacts may be significant if the project would conflict with the environmental 
goals, objectives, or guidelines of a community or general plan. The San Dieguito River Park Concept 
Plan (Concept Plan) is not a community plan or general plan, but is addressed herein for 
informational purposes. The Concept Plan provides generalized land use and design 
recommendations for the areas within the Park’s FPA.  

As stated in Section 5.1.1, Existing Conditions, the project site is located in the western extent of 
Landscape Unit B, Gonzales and La Zanja Canyons, of the Concept Plan. The Concept Plan was 
adopted by the San Dieguito River Valley Regional Open Space Park JPA, consisting of the County of 
San Diego and the Cities of San Diego, Del Mar, Escondido, Poway, and Solana Beach. The Concept 
Plan contains park objectives, location-specific special design considerations, and general 
recommended design and development standards for development within the FPA. Recommended 
design and development standards identified for development within the San Dieguito River Park FPA 
are included in Appendix D to the Concept Plan (see Part II, Design and Development Standards 
Recommended for Private and Other Public Proposals Within the FPA). While the San Dieguito River 
Valley Regional Open Space Park JPA does not have land use authority over properties within the FPA, 
the City’s adopting resolution of the Concept Plan states that “Subject to the City’s General Plan, 
zoning, policies and land use regulations, which shall take precedence, City staff and City decision 
makers shall strongly endeavor to make land use decisions affecting land within the River Park FPA 
that are consistent with the River Park Concept Plan” (City of San Diego 2006).  

The Assisted Living Facility consistency with pertinent objectives, special design considerations, and 
recommended design and development standards of the Concept Plan are provided in Table 5.1-3 
for informational purposes only. Importantly, where there is a substantive conflict between the 
provisions of the Concept Plan and any City regulation or policy, the City regulation or policy shall 
take precedence over the Concept Plan (City of San Diego 2006).  

Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
Park Objectives 

Establish a continuous open space 
corridor throughout the length of 
the Focused Planning Area that 

Development of the Assisted Living 
Facility would largely occur on the 
mesa top landform located 

Consistent  
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Inconsistency 
preserves natural habitats, 
protects linkages for wildlife 
movement and provides 
compatible areas for recreation 
opportunities. 

immediately west of the west rim of 
Gonzalez Canyon. By focusing 
development on the higher 
elevation mesa tops of the 
landscape as opposed to the valley 
floors, the natural habitat and 
functionality of valley floors as 
wildlife linkages would be 
maintained. Additionally, the 
Assisted Living Facility site would 
avoid development in the MHPA. 
Therefore, because proposed 
structures would be located on 
the mesa landforms located west 
of Gonzalez Canyon and adjacent 
to an existing church and 
residential development, the 
existing open space corridor 
consisting of the valley floor of 
Gonzalez Canyon and open space 
areas to the north would be 
maintained.  

Preserve the existing natural 
character, visual quality, and 
sensitive resources of the open 
space corridor, including the 
preservation, enhancement, and 
protection of sensitive coastal 
wetlands, hillsides, riparian and 
other freshwater habitat, native 
vegetation and historical and 
cultural resources. 

The Assisted Living Facility would be 
located on a mesa top landform 
located immediately west of 
Gonzalez Canyon. As proposed, the 
Assisted Living Facility would be 
surrounded by existing 
development to the north, west, 
and south. Therefore, because the 
Assisted Living Facility would be 
located in the immediate vicinity of 
existing development and because 
the project will be consistent with 
the underlying Agricultural-
Residential (AR-1-1) zoning, which 
permits the development of nursing 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
facilities with a CUP, development 
of the site would be consistent with 
existing development patterns in 
the area. Additionally, the proposed 
Assisted Living Facility, will be 
screened with landscaping (refer to 
Figures 3-4a and 3-4b) that will 
include native shrubs and 
groundcover, grasses, lawn, 
evergreen accent trees, large and 
small canopy trees, and vines to 
recede into the background 
landscape with distance. The 
Assisted Living Facility would also 
cluster on the western portion of 
the site to increase the distance 
from Gonzales Canyon. As 
concluded in Section 5.9, the 
Assisted Living Facility would not 
result in a significant alteration to 
the existing visual character of an 
area. 

Optimize the water quality and 
quantity of all groundwater 
resources and surface water 
bodies within the planning area 
through water conservation, 
erosion control, pollution control 
and restoration. 

Assisted Living Facility would be 
concentrated on the western, mesa 
portion of the parcel and 
construction and operation BMPs 
would be implemented to address 
water quality concerns including 
erosion and sedimentation. As 
stated in Section 7.5, 
Hydrology/Water Quality, BMPs 
would be implemented to address 
site runoff prior to entering the 
municipal storm drain system. The 
Assisted Living Facility includes Site 
Design BMPs, Source Control BMPs, 
and Structural Pollutant Control 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
BMPs for the filtration and 
treatment of runoff. In addition, 
and as described in the Drainage 
Study for the El Camino Real 
Assisted Living Facility prepared by 
Leppert Engineering Corporation, 
dated January 2021, and included 
as Appendix K, runoff from the 
Assisted Living Facility site will drain 
to the stormdrain facilities through 
the Church and before entering the 
two existing outfalls along El 
Camino Real to the west of the 
project site, away from the MHPA. 
The use of impervious surfaces 
would be reduced to the extent 
practicable. The Assisted Living 
Facility would maintain pervious 
surfaces on 26% of the Assisted 
Living Facility site, in addition to the 
area that is within MHPA that would 
not have development. 

Maintain the 100-year floodplain 
and sheetflow areas within the 
planning area in an open 
configuration with a natural 
channel and provide adequate area 
for the normal stream waters to 
meander through the floodplain. 
The 100-year floodplain and 
sheetflow areas will be preserved 
for open space uses such as 
recreation, wildlife habitat or 
agriculture. 

While approximately 10% of the 
property is located in the 100-year 
floodplain, the proposed Assisted 
Living Facility would be located on 
the mesa portion of the site, 
immediately west of the low-lying 
areas of Gonzales Canyon. The 
higher elevation mesa portion of 
the Assisted Living Facility site is 
located outside of the 100-year 
floodplain. Therefore, the floodplain 
mapped area on the property 
would remain undeveloped.  

Consistent  

Retain and encourage responsible 
agriculture in appropriate areas. 

As stated in Section 5.2, the site is 
mapped as “Farmland of Local 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
Importance” by DOC’s Farmland 
Mapping and Monitoring Program 
(DOC 2016). As such, development 
of the Assisted Living Facility site to 
non-agricultural uses would result 
in the loss of approximately 2.85 
acres of locally important 
agricultural lands. The site, 
however, does not qualify as 
“productive” agricultural lands. 
Efforts to farm the land have not 
been productive in large part 
because the high cost of water has 
made it unprofitable to farm the 
land. As stated in the 
environmental site assessment for 
the property (located in Appendix 
B), the last time the project site was 
used for agriculture was 2016. 
Additionally, as stated in Section 5.2 
Agricultural Resources, the Assisted 
Living Facility would not result in 
the conversion of Prime Farmland, 
Unique Farmland, or Farmland of 
Statewide Importance to non-
agricultural use, and would not 
involve other changes in the 
existing environment which due to 
their location or nature, could result 
in conversion of nearby Farmland, 
to non-agricultural use.  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
Special Design Considerations – Landscape Unit B, Gonzalez and La Zanja Canyons 

Future development proposals 
within this area shall include the 
dedication of open space corridors 
consistent with the intent of the 
San Dieguito River Park. These 
open space corridors, which would 
be provided within La Zanja and 
Gonzales Canyons, should be of 
adequate size to accommodate 
both wildlife and human 
movement. This will provide for the 
preservation of viable wildlife 
corridors, while still permitting the 
development of a regional trail 
system connecting Carmel Valley, 
Los Penasquitos Canyon, and the 
San Dieguito River Valley. Wildlife 
corridor connections should 
include improvements to El Camino 
Real to allow adequate wildlife 
movement between Gonzales 
Canyon and the San Dieguito River 
Valley. Prior to dedication, 
adequate measures should be 
taken by the developer to ensure 
the preservation of existing 
sensitive habitat or where 
necessary, native habitat within 
these areas should be restored in 
order to ensure functional open 
space linkages between the San 
Dieguito River Park and open space 
areas to the south. 

The Assisted Living Facility would be 
located on the flat, mesa top 
landform of the parcel and would 
avoid development into the MHPA. 
The preservation of this portion of 
the Assisted Living Facility site 
would help create a buffer between 
the Assisted Living Facility and the 
adjacent open space to the east.  

Consistent  

Development on the adjacent 
ridges should be set back from the 
top of slope in order to reduce its 

As stated in Section 5.9, the 
proposed development would 
occur on the western mesa portion 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
visibility from the FPA, as well as to 
provide for an upland transition 
area that will serve to buffer the 
development from the adjoining 
natural habitat. Architectural 
treatment should be sensitive to 
the views from the Park, and 
appropriate landscaping should be 
provided within a transition buffer 
area to help screen the 
development.  

of the site to mimic the existing 
landform of the site. Additionally, 
the Assisted Living Facility would 
include a landscaping plan which 
can be seen in Figures 3.4a and 
3.4b, which would help provide a 
visual transition from the Assisted 
Living Facility site to Gonzales 
Canyon. Finally, impacts related to 
visual resources were determined 
to be less than significant. 

Encourage the construction of 
canyon overlooks or viewpoints 
within future development 
proposals that will provide visual 
access to interested park visitors. 
These overlooks should not be 
located in or immediately adjacent 
to sensitive habitats, and 
provisions to preclude vehicular 
access or dumping into open space 
areas should be incorporated into 
the design of the overlook 

The Assisted Living Facility proposes 
the construction of garden and pet 
relief areas and a pedestrian trail 
along the eastern extent of the site 
which would frame views of the 
valley. 

Consistent  

Recommended Design and Development Standard – Grading 
Grading within the FPA should be 
limited to the extent possible and 
where grading is proposed, it 
should be designed so as to retain 
the natural shape of the landform 
and reflect the topographic 
constraints of the terrain. In all 
cases mass grading shall be 
avoided. 

Grading associated with 
development of the Assisted Living 
Facility site would be limited to the 
extent possible. The Assisted Living 
Facility site is primarily located atop 
a mesa landform and grading 
would not substantially alter the 
natural shape and form of the 
existing mesa terrain.  

Consistent  

Building pads should be designed 
to conform to the site topography, 
including the creation of smaller 
terraced pads rather than large 

The Assisted Living Facility site is 
located atop a mesa landform and 
development of building pads upon 
which the Assisted Living Facility 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
graded pad areas. In addition, 
building pads should not be 
created on the most visible 
portions of both the ridgelines and 
the valley floor. The environmental 
documents prepared for all 
proposals within the FPA should 
include a visual impact analysis 
which will assist decision-makers in 
determining the most suitable 
location(s) for buildings on a lot. 

would be located would not 
substantially alter the natural shape 
and form of the existing terrain. A 
manufactured slope would be 
required at the northern extent of 
the project site for the construction 
of an access road off of El Camino 
Real; however, according to the 
geotechnical report, the existing 
slope is manufactured and 
therefore project grading would not 
substantially alter the existing 
terrain. Proposed buildings would 
be located within approximately 25 
feet of the southern rim of 
Gonzalez Canyon and the Assisted 
Living Facility would be visible from 
the valley floor however, the 
proposed setbacks would ensure 
that the proposed structure would 
not located on the most visible 
portion of the southern rim of 
Gonzalez Canyon (i.e., directly 
adjacent to the canyon). A visual 
impact analysis has been prepared 
for the Assisted Living Facility (see 
Chapter 5.9, Visual Effects and 
Neighborhood Character, of this 
FSEIR).  

Where feasible, no structures or 
construction activity should occur 
within the 100-year floodplain. 

While approximately 10% of the 
property is located in the 100-year 
floodplain, this area is located 
within the MHPA portion of the 
Assisted Living Facility site. 
Development within the MHPA and 
100-year floodplain would be 
avoided. The proposed Assisted 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
Living Facility would be located on 
the mesa portion of the site, 
immediately west of the low-lying 
areas of Gonzales Canyon. The 
higher elevation mesa portion of 
the Assisted Living Facility site is 
located outside of the 100-year 
floodplain. 

Roadways should be designed to 
minimize grading and visual 
impacts. The use of non-typical 
standards for roadway design 
should be examined as necessary 
to accomplish this. Roadways and 
driveways should be located in 
areas with the least visual and 
environmental impacts on the 
Park. Landscaping should be 
provided to buffer roadways and 
driveways as viewed from the FPA. 
This landscaping shall be 
indigenous to the maximum extent 
possible.  

The Assisted Living Facility would 
not include the construction of 
roadways. 

Consistent  

Structural Design 
Within the FPA, the form, mass and 
profile of the individual structures 
and architectural features should 
be designed to blend with the 
natural terrain. 

As stated in Section 5.9, the 
proposed development would 
occur on the western mesa 
portion of the site to mimic the 
existing landform of the site. 
Additionally, the Assisted Living 
Facility would include a 
landscaping plan which can be 
seen in Figures 3.4a and 3.4b, 
which would help provide a visual 
transition from the Assisted Living 
Facility site to Gonzales Canyon 
and would include a pallet of 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
natural building materials and 
colors.  

Structures should be set back from 
ridges and bluffs throughout the 
FPA to reduce their visual impact. 
Where development on hillsides 
cannot be avoided due to existing 
ownership patterns, the proposed 
design should preserve the 
character and profile of the natural 
slope. 

Proposed buildings would be 
setback a minimum of 35 feet from 
the MHPA and an additional 65 feet 
from the eastern property line that 
is adjacent to Gonzalez Canyon. 
While the Assisted Living Facility 
would be visible from the valley 
floor, the proposed setbacks would 
ensure that proposed structure 
would not be located on the most 
visible portion of the area adjacent 
to Gonzalez Canyon (i.e., directly 
adjacent to the canyon).  

Consistent  

Materials, finishes, and colors for 
all buildings, accessory structures, 
walls and fences should be 
compatible with the intent of 
minimizing the visual impact on the 
FPA. Colors should be limited to 
subtle earthtone hues, with style 
and texture that reflects the 
traditional/rural character of the 
FPA. Colors should not be bright, 
reflective, metallic or otherwise 
visually out of character with the 
natural setting. In addition, colors 
such as white or pink that contrast 
with the landscape should be 
avoided. The use of natural 
materials is encouraged. The use of 
red tile roofs along ridgelines 
should also be discouraged. 

As detailed in Chapter 3.0, Project 
Description, the proposed structures 
will feature stucco finish that would 
display earth-tone colors that would 
tend to recede into the colors of 
background vegetation and terrain.  

Consistent  

The visible area of the buildings 
and uses should be minimized 
through a combined use of 

While proposed buildings would be 
visible from the FPA due to their 
location atop an elevated mesa 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
regrading and landscaping 
techniques 

landform, evergreen accent trees 
and large and small canopy trees 
would be planted as part of the 
landscape plan and would partially 
screen views of the Assisted Living 
Facility from off-site areas. While 
landscaping would be unable to 
fully screen all available views of the 
Assisted Living Facility from within 
the FPA, visibility of the Assisted 
Living Facility would be minimized 
to the extent feasible through 
implementation of the landscape 
plan.  

Structures located within the view 
of the FPA should be generally low 
in profile and utilize upper story 
setbacks so as not to be visually 
prominent as viewed from within 
the valley floor. In highly visible 
areas, the building height should 
not exceed a basic limit of 15 feet 
above the finished grade, except 
for an area limited to 20 percent of 
the total floor area which may 
exceed the basic height limit of 15 
feet up to a maximum of 30 feet. 
Under no circumstances shall 
structures be greater than 30 feet 
in height at any point of the 
structure measured from natural 
existing grade. 

The proposed structure would have 
a height of approximately 40 feet 
above finished floor elevation. 
While this exceeds the limit 
identified in the Concept Plan, the 
additional height is allowed by the 
zoning code with the inclusion of 
appropriate setbacks. The project 
includes the appropriate setbacks 
in order to gain the 10 foot height 
limit increase to 40 feet. In addition, 
the proposed structure is located 
behind churches, and would not be 
highly visible from the valley floor. 
The City’s adopting resolution of the 
Concept Plan states that “where 
there is a substantive conflict 
between the provisions of the 
Concept Plan and any City 
regulation or policy, the City 
regulation or policy shall take 
precedence over the Concept Plan” 
(City of San Diego 2006). 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
Section 131.0344 of the San Diego 
Municipal Code establishes that 
structures may exceed the 30-foot 
height limit with the inclusion of 
additional setbacks (City of San 
Diego 2021a). As proposed, the side 
yard setback associated with the 
Assisted Living Facility building will 
be 20 feet. Therefore, pursuant to 
Section 131.0344 of the City of San 
Diego Municipal Code, the 
maximum permitted structure 
height on the Assisted Living Facility 
site is 40 feet. Therefore, the height 
of the Assisted Living Facility is 
allowed in the underlying AR-1-1 
zone. 

The use of stem walls should be 
avoided. 

Stem walls will be avoided. Consistent  

The facades of structures should 
be angled at varying degrees as 
required to follow the natural 
topography of the site. 

The portion of the Assisted Living 
Facility site that will be developed 
will be on the western mesa portion 
of the site, which is relatively flat. 
Rooflines would be relatively flat or 
angled mildly, consistent with the 
mesa top that these structures 
would be built on (see Figure 3-2 
which provides elevations of the 
proposed structure). 

Consistent  

Rooflines of structures should vary 
in angle and height to provide a 
changing profile. Rooflines shall 
emphasize the natural land forms 
and help blend the structures into 
the natural open space 
environment 

As depicted on Figure 3-3 of this 
FSEIR, the proposed Assisted Living 
Facility would feature rooflines of 
varying angles and heights that 
would provide a changing profile 
across the Assisted Living Facility 
site. 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
The use of exterior lighting should 
be limited to that needed for 
security purposes. If proposed, 
lighting should be a low-sodium 
type with horizontal cut-off and 
shall be shielded downward such 
that the light would not be visible 
to adjacent properties. A site 
lighting footcandle diagram may be 
required to demonstrate 
conformance with this guideline 

There would be no night lighting of 
the construction area; however, low 
intensity safety lighting may be 
located along sidewalks and at the 
entrances of proposed buildings. All 
lighting would be shielded, directed 
downward and subject to City 
Outdoor Lighting Regulations per 
Land Development Code Section 
142.0740 and the Lighting section 
of the Land Use Adjacency 
Guidelines. 

Consistent  

Landscaping 
Drought tolerant and native 
species should be used wherever 
possible to minimize water usage 
and maintain the natural shape 
and rural character of the 
environment. Landscaping should 
make a gradual transition from 
ornamental to native vegetation. 

The plant palette includes species 
native to the San Dieguito River 
Valley, as well as non-invasive exotic 
species. The planting palette for the 
site includes trees, shrubs, vines, 
and groundcover that are water 
conserving and native to the area. 
The mesa top portion of the site is 
mapped as disturbed habitat and 
through implementation of the 
landscape plan the Assisted Living 
Facility will reintroduce native 
species to the site. 

Consistent  

Existing mature, native trees and 
shrubs, natural rock outcroppings 
and riparian areas should be 
preserved, and special measures 
should be taken during any grading 
and construction activity to ensure 
that no unanticipated impacts will 
occur. 

The Assisted Living Facility would 
develop the portion of the site 
consisting of disturbed habitat, and 
would avoid development in the 
portion of the property that is 
located in the Environmental Tier 
and MHPA. As concluded in Section 
5.4.5, the Assisted Living Facility 
would implement CM-BIO-1 (Land 
Use Adjacency Guidelines) to 
reduce direct and indirect impacts 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
to biological resources before, 
during, and after construction.  

Planting along the slope side of 
development should be designed 
to allow controlled views out, yet 
partially screen and soften the 
architecture. Tree species selection 
and placement should be designed 
to be capable of exceeding the 
height of the top of the slope. 

As stated in Section 5.9, the 
proposed development would 
include a landscaping plan (Figures 
3.4a and 3.4b) that include a 
landscape buffer between the 
proposed structure and adjacent 
residential and Gonzales Canyon. 
The landscape plan includes large 
canopy trees, native screening 
shrubs and groundcover, grasses, 
and ornamental shrubs. At maturity 
and depending on the species 
selected, large canopy trees along 
the slope side of development 
would reach a height of 15 feet to 45 
feet and would exceed the height of 
the top of slope.  

Consistent  

• Clearing for firebreaks and 
planting of non-native, fire 
retardant vegetation should 
occur so that the area is not 
within the viewshed of the FPA. 
Sensitive fire suppression 
landscape designs to provide 
necessary protection while 
striving to maintain the visual 
and biological integrity of the 
native plant communities 
should be utilized in accordance 
with the following:  

• Maintain adequate building 
setback  

• Locate irrigation at top of slope  
• Thin out high and moderately 

flammable species 

The Assisted Living Facility will not 
consist of typical San Diego Fire-
Rescue Department (SDFRD) Brush 
Management Zones (BMZ) 1 and 2 
and alternative compliance would 
be required. Based on the project’s 
site, land ownership, adjacency to 
mapped MHPA and wetland buffer 
areas, and grading plans, the 
project would not achieve the City’s 
standard BMZ widths at the 
wildland-/urban interface. As such, 
the entire Assisted Living Facility 
site will be maintained in a BMZ 1 
condition that will consist of an 
irrigated landscape area along with a 
paved hardscape development area 
surrounding all sides of the building 

Consistent  
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
•  Remove dead branches, foliage 

and other debris 
• Remove limbs touching the 

ground 
•  Separate plant groupings and 

avoid dense plantings of tall 
species, maintain existing plants 
in random  

• Prune selectively to maintain 
natural appearance  

•  Hydroseed with native, low 
growing plants and grasses 

• Landscaping should make a 
gradual transition from private 
yard to native vegetation.  

• Landscaped areas within the 
viewshed of the FPA should use 
vegetation native to the San 
Dieguito River Park FPA in the 
landscape design. 

to the property line/MHPA Line or 
100 feet from the structure, 
consistent with PDF-FIRE-2. 
Specifically, BMZ 1, at the 
wildland/urban interface, extends 
from the exterior of the structure to 
between 65 and 100 feet from the 
northern side of the structure and 
consists of irrigated landscape areas 
and BMZ-equivalent hardscape 
areas. The project is within the 
Coastal Overlay Zone. On the east 
side of the Assisted Living Facility, 
BMZ 1 extends from the exterior of 
the structure up to 35 feet to the 
MHPA line, with no BMZ 2. 
Alternative compliance measures 
for the reduced modified BMZs 
meet the purpose and intent of 
Section 142.0412 of the City Code 
(SDMC 142.0412(i)), thereby 
minimizing the impacts to 
undisturbed native and/or 
naturalized vegetation and avoiding 
encroachment into the MHPA. 
Alternative compliance measures 
would include the following: (1) all 
windows on the north and east 
sides of the structure are required 
to provide exterior glazing in 
windows (and sliding glass doors) to 
be dual pane with both panes 
tempered glass; (2) the entire 
eastern side of the structure is also 
required to include 5/8-inch Type X 
fire rated gypsum sheathing applied 
behind the exterior covering or 
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Table 5.1-3 
Assisted Living Facility’s Consistency with the San Dieguito River Park 

Concept Plan  

Objective/Special Design 
Consideration/ 

Recommended Standard Assisted Living Facility Analysis 

Assisted Living 
Facility Consistency/ 

Inconsistency 
cladding (stucco or exterior siding) 
on the exterior side of the framing, 
from the foundation to the roof for 
a facade facing the MHPA open 
space and naturally vegetated 
areas. Furthermore, the entire 
development site will be required to 
be maintained as an all-irrigated 
low fuel BMZ 1 condition landscape 
with drought-tolerant, fire resistive 
plants. An FFLMR has been 
prepared for the project and is 
provided as Appendix O. The FFLMR 
provides both City and State fire 
and building code required 
elements for construction, as well 
as enhanced, City and state code-
exceeding measures along the 
eastern side of the structure where 
non-conforming BMZs occur 
adjacent to the MHPA. See PDF-
FIRE-14 through PDF-FIRE-47 

 

Significance of Impact 

With approval of the CUP Amendment, an Uncodified CUP Ordinance, SDP Amendment, and NUP, the 
Assisted Living Facility would be consistent with the General Plan, NCFUA Framework Plan and SDMC 
zone. Section §131.0344 of the SDMC establishes that structures may exceed the 30-foot height limit with 
the inclusion of an additional setback (City of San Diego 2022). As proposed, the setback associated with 
the Assisted Living Facility would be 20 feet. Therefore, pursuant to Section §131.0344 of the City of San 
Diego Municipal Code, the maximum permitted structure height on the Assisted Living Facility parcel is 
40 feet. Therefore, the height of the Assisted Living Facility is consistent with the underlying AR-1-1 zone. 
The project is implemented by the Municipal Code which takes precedence over the Concept Plan 
related to structure height limitations. Therefore, the Assisted Living Facility is considered to be 
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consistent with the General Plan and NCFUA Framework Plan and therefore, land use impacts as they 
relate to Issue 1 are considered to be less than significant.  

Based on the above, no new significant land use impacts or substantial increases in previously 
identified land use impacts analyzed and disclosed in the previously certified 2014 Church EIR would 
occur as a result of the project modifications.  

Mitigation 

No mitigation measures would be required. 

5.1.3.2 Issue 2: Deviation or Variance 

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

Thresholds 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), land 
use compatibility impacts may be significant if the project would: 

• Conflict with an adopted land use designation or intensity causing indirect or secondary 
environmental impacts occur (for example, development of a designated school or park site 
with a more intensive land use could result in traffic impacts). 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.1, it was determined that the project deviations would 
not result in a physical impact on the environment. As such, the 2014 Church EIR determined land 
use impacts as they relate to Issue 2 were less than significant. Refer to 2014 Church EIR Chapter 5.1 
for additional details.  

Changes in Circumstances/New Information 

As identified in the 2014 Church EIR for the Church parcel, the Assisted Living Facility parcel is zoned 
AR-1-1 and is located within Proposition A land. As discussed under Issue 1, above, and as listed in 
Table 3-3, Discretionary Actions, the project requires several discretionary actions. An SDP 
Amendment is required due to the presence of Environmentally Sensitive Lands within the Assisted 
Living Facility parcel. The project proposes monument signs that require an NUP. In addition, the 
project proposes an Uncodified CUP Ordinance, which would allow for development of the Assisted 
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Living Facility through an Uncodified CUP Ordinance as a reasonable accommodation to allow a 
deviation to development regulations to afford disabled persons the equal opportunity to use and 
enjoy a dwelling. The Assisted Living Facility site’s unique circumstances with respect to the minimal 
availability of developable land in Subarea II justifies adoption of an Uncodified CUP Ordinance for a 
nursing facility. However, as discussed under Issue 1, the Assisted Living Facility would be consistent 
with the AR-1-1 zone, and therefore no deviations or variances are proposed by the Assisted Living 
Facility. As discussed above, the Comprehensive Sign Plan proposed for the Assisted Living Facility 
would require an NUP, but does not require a deviation or variance. 

Significance of Impact 

With approvals, the Assisted Living Facility would be in accordance with the policy framework established 
for Proposition A lands as well as the applicable zoning code, including reasonable accommodations for 
disabled persons and would not result in a significant physical impact on the environment.  

The project is proposing adoption of an Uncodified CUP Ordinance to allow for development of the 
Assisted Living Facility with a CUP in the AR-1-1 zone. The CUP Amendment is consistent with the 
plans and regulations and the proposed intensity would not cause indirect or secondary significant 
environmental impacts. Impacts would be less than significant. 

Based on the above, no new significant land use impacts or substantial increases in previously 
identified land use impact analyzed and disclosed in the previously certified 2014 Church EIR would 
occur as a result of the project modifications. 

Mitigation 

No mitigation measures would be required. 

5.1.3.3 Issue 3: MSCP Subarea Plan 

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

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), land 
use compatibility impacts may be significant if the project would: 

• Be inconsistent or conflict with adopted environmental plans for an area. For example, a use 
incompatible with MSCP for development within the MHPA would fall into this category. 
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Impact 

Previous EIR 

The Church included a MHPA boundary line adjustment and habitat resource mitigation for direct 
impacts. As indicated in the 2014 Church EIR Chapter 5.1, the functional equivalency analysis 
determined that proposed boundary adjustment provides for increased habitat acreage within the 
MHPA by restoring or enhancing a total of 1.76 acres of wetlands and upland/wetland transitional 
buffer. With implementation of the Conceptual Restoration Plan for the Church the MHPA boundary 
adjustment met the requirements of the MSCP Subregional Plan for adjustments to the boundary of 
the MHPA under the “like or equivalent” exchange concept, and the direct and permanent impacts to 
the MSCP were determined to be less than significant.  

The 0.10 acres (0.08 acres of disturbed land and 0.02 acres of coastal sage scrub habitat) of 
temporary direct impacts would occur within the MHPA with the boundary line adjustment 
approval and were determined to be a significant impact. Additionally, potential short-term and 
long-term indirect impacts on vegetation and sensitive plant and animal species within the MHPA 
were determined to be significant if they did occur. It was determined that with implementation of 
the proposed Conceptual Restoration Plan and the MHPA boundary line adjustment, as well as 
Mitigation Measure LU-1 (revegetation of a temporarily impacted 0.10-acre area) and LU-2 (consistency 
with MHPA land use adjacency guidelines, including preconstruction surveys for California 
Gnatcatcher), the project would be consistent with the City of San Diego MSCP and impacts would be 
less than significant. Refer to 2014 Church EIR Chapter 5.1 for additional details. 

Changes in Circumstances/New Information 

The eastern portion of the Assisted Living Facility parcel is located within the MHPA. More 
specifically, a total of 1.12 acres of the 3.97-acre parcel are designated MHPA. The Assisted Living 
Facility would avoid developing within the MHPA and would preserve that area in perpetuity as open 
space through a Covenant of Easement in accordance with the City’s Environmentally Sensitive 
Lands regulations. In contrast to the significant direct MHPA impacts identified in the 2014 Church 
EIR, the Assisted Living Facility would not result in any direct impacts to the MHPA nor would it 
require any MHPA boundary line adjustment.  

In addition, the Assisted Living Facility would adhere to the Land Use Adjacency Guidelines as 
identified in the City of San Diego MSCP Subarea Plan (City of San Diego 1997), as detailed in 
Appendix D (Biological Technical Report), included in Compliance Measure (CM) BIO-1 (see Table 3-2) 
and explained below. 
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Drainage 

According to the City’s Land Use Adjacency Guidelines, all new and proposed parking lots and 
developed areas in and adjacent to the MHPA must not drain directly into the MHPA. All developed 
and paved areas must prevent the release of toxins, chemicals, petroleum products, exotic plant 
materials, and other elements that might degrade or harm the natural environment or ecosystem 
processes within the MHPA. 

The project would include the construction of an Assisted Living Facility with a parking lot. As 
described in the Drainage Study for the El Camino Real Assisted Living Facility (Appendix K), runoff 
from the Assisted Living Facility parcel would drain to the storm drain facilities through the Church 
and before entering the two existing outfalls along El Camino Real to the west of the project site, 
away from the MHPA. As stated in Section 7.5, Hydrology/Water Quality, best management practices 
(BMPs) would be implemented to address site runoff prior to entering the municipal storm drain 
system. The Assisted Living Facility would be consistent with this guideline.  

Toxics 

According to the City’s Land Use Adjacency Guidelines, land uses such as recreation and agriculture, 
that use chemicals or generate by-products such as manure, that are potentially toxic or impactive 
to wildlife, sensitive species, habitat, or water quality need to incorporate measures to reduce 
impacts caused by the application and/or drainage of such materials into the MHPA. Such measures 
should include drainage/detention basins, swales, or holding areas with non-invasive grasses or 
wetland-type native vegetation to filter out the toxic materials. 

As part of the Assisted Living Facility design, no hazardous construction materials storage methods 
would be allowed which could impact adjacent MHPA (including fuel) areas and any drainage from 
the construction site must be clear of such materials. As shown on Figures 3-4a and 3-4b, trees, 
native shrubs, and groundcover would be located throughout the parking area. In addition, as stated 
in Section 7.5, Hydrology/Water Quality, the Assisted Living Facility includes Site Design BMPs, 
Source Control BMPs, and Structural Pollutant Control BMPs for the filtration and treatment of 
runoff and drainage from the Assisted Living Facility site would be directed away from the MHPA. 
The contractor would ensure all areas for staging, storage of equipment and materials, trash, 
equipment maintenance, and other construction related activities are located within the limits of the 
Assisted Living Facility site. After construction, operation of the Assisted Living Facility would include 
a Stormwater Pollution Prevention Plan that outlines spill prevention plans and avoidance 
measures. The Assisted Living Facility would be consistent with this guideline. 
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Lighting 

According to the City’s Land Use Adjacency Guidelines, lighting of all developed areas adjacent to the 
MHPA should be directed away from the MHPA. Where necessary, development should provide 
adequate shielding with non-invasive plant materials (preferably native), berming, and/or other 
methods to protect the MHPA and sensitive species from night lighting. Low intensity safety lighting 
may be located along sidewalks and at the entrances of proposed buildings. All lighting would be 
shielded, directed downward, away from the MHPA, and subject to City Outdoor Lighting Regulations 
per LCD Section 142.0740. Additionally, with the implementation of the Landscaping Plan, which can 
be seen in Figures 3-4a and 3-4b, vegetation would further shield the MHPA from lighting from the 
Assisted Living Facility. The Assisted Living Facility would be consistent with this guideline. 

Noise 

According to the City’s Land Use Adjacency Guidelines, land uses in or adjacent to the MHPA should 
be designed to minimize noise impacts. Berms or walls should be constructed adjacent to 
commercial areas, recreational areas, and any other use that may introduce noises that could 
impact or interfere with wildlife utilization of the MHPA. Excessively noisy uses or activities adjacent 
to breeding areas must incorporate noise reduction measures and be curtailed during the breeding 
season of sensitive species. Adequate noise reduction measures should also be incorporated for the 
remainder of the year. 

Noise attenuation measures that have been incorporated into the Assisted Living Facility design are 
described in Section 5.10.3 and include setback buffers, screening walls around air handling units 
and sound enclosures for generators. As described in Section 5.10, the Assisted Living Facility would 
not result in significant increases to noise in the surrounding area during operation. Additionally, 
through Mitigation Measure (MM) BIO-1 and standard conditions of approval for projects adjacent 
to the MHPA (CM-BIO-1; see Table 3-2), the Assisted Living Facility would control construction noise 
to prevent impacts to sensitive species covered by the MSCP. The Assisted Living Facility would be 
consistent with this guideline. 

Barriers 

According to the City’s Land Use Adjacency Guidelines, new development adjacent to the MHPA may 
be required to provide barriers (e.g., non-invasive vegetation, rocks/boulders, fences, walls, and/or 
signage) along the MHPA boundaries to direct public access to appropriate locations and reduce 
domestic animal predation. 

The proposed Assisted Living Facility impact area would run along the MHPA boundary. The 
proposed Assisted Living Facility would include the landscape plan which would create a vegetation 
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barrier between the MHPA and the Assisted Living Facility. The landscaping would create a clear 
boundary between the developed area and the undeveloped natural landscape in the MHPA. The 
Assisted Living Facility would be consistent with this guideline. 

Invasive Species 

According to the City’s Land Use Adjacency Guidelines, no invasive non-native plant species shall be 
introduced into areas adjacent to the MHPA. 

The landscape plan for the Assisted Living Facility and no invasive non-native plant species would be 
included in the landscaping. Additionally, as noted in the landscape plan, all graded, disturbed or 
eroded areas that would not be permanently paved or covered by structures shall be permanently 
revegetated and irrigated in accordance with the standards of the Land Development Code. The 
Assisted Living Facility would be consistent with this guideline. 

Brush Management 

According to the City’s Land Use Adjacency Guidelines, new residential development located 
adjacent to and topographically above the MHPA (e.g., along canyon edges) must be set back from 
slope edges to incorporate Zone 1 brush management areas on the development pad and outside 
of the MHPA. 

Based on the project’s site, land ownership, adjacency to mapped MHPA and wetland buffer areas, 
and grading plans, the project would not achieve the City’s standard BMZ widths at the wildland-
/urban interface. As such, the entire Assisted Living Facility site will be maintained in a Zone 1 
condition that will consist of an irrigated landscape area along with a paved hardscape development area 
surrounding all sides of the building to the property line/MHPA Line or 100 feet from the structure 
(see Project Design Feature [PDF] FIRE-14, in Section 3.4). Specifically, BMZ 1 , at the wildland/urban 
interface, extends from the exterior of the structure to between 65 and 100 feet from the northern side 
of the structure, consisting of irrigated landscape areas and BMZ-equivalent hardscape areas. The 
project is within the Coastal Overlay Zone. On the east side of the Assisted Living Facility, BMZ 1 
extends from the exterior of the structure up to 35 feet to the MHPA line, with no BMZ 2. Alternative 
compliance measures for the reduced modified BMZs meet the purpose and intent of Section 
142.0412 of the City Code (SDMC 142.0412(i)), thereby minimizing the impacts to undisturbed native 
and/or naturalized vegetation and avoiding encroachment into the MHPA. Alternative compliance 
measures would include the following: (1) all windows on the north and east sides of the structure 
are required to provide exterior glazing in windows (and sliding glass doors) to be dual pane with 
both panes tempered glass; (2) the entire eastern side of the structure is also required to include 
5/8-inch Type X fire rated gypsum sheathing applied behind the exterior covering or cladding (stucco 
or exterior siding) on the exterior side of the framing, from the foundation to the roof for a facade 
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facing the MHPA open space and naturally vegetated areas. Furthermore, the entire development 
site will be required to be maintained as an all-irrigated low fuel BMZ 1 condition landscape with 
drought-tolerant, fire resistive plants. (see PDF-FIRE-14 trough PDF-FIRE-47 in Table 3-2 and 
Appendix O, Fire Fuel Load Modeling Report).  

Grading/Land Development 

According to the City’s Land Use Adjacency Guidelines, manufactured slopes associated with site 
development shall be included within the development footprint for Assisted Living Facility within or 
adjacent to the MHPA. Manufactured slopes associated with the proposed development are not 
proposed under the Assisted Living Facility and therefore this guideline would not apply. 

Significance of Impact 

The proposed Assisted Living Facility would focus development within the disturbed portion of the 
site and would avoid development of the on-site and adjacent MHPA area. The areas designated for 
MHPA would be included as a Covenant of Easement. In addition, the project would comply with the 
MHPA Land Use Adjacency Guidelines as conditions of project approval (see CM-BIO-1 in Table 3-2) 
to avoid indirect impacts to sensitive biological resources protected and covered by the MSCP. 
Overall, the project would not impact the goals and objectives of the City’s Subarea Plan and it would 
be consistent with the guidelines and policies of the City’s MSCP. The project would not conflict with 
the City’s MSCP or an adopted habitat conservation plan, natural community conservation plan, or 
other approved local, regional, or state habitat conservation plan, or any local policies or ordinances. 
Impacts would be less than significant. 

Based on the above, no new significant MSCP Plan inconsistency impact or substantial increases in 
previously identified impacts analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications.  

Mitigation 

No mitigation would be required for the proposed Assisted Living Facility. The mitigation measures 
LU-1 and LU-2 identified in the 2014 Church EIR would not be applicable to the proposed Assisted 
Living Facility, as the Assisted Living Facility results in no direct or indirect impacts to the MHPA.  
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5.1.3.4 Issue 4: Divide an Established Community 

Issue 4: Would the project physically divide an established community? 

Threshold 

According to the City’s Significance Determination Thresholds (2020), land use impacts may be 
significant if a project would:  

• Physically divide an established community.  

Impact 

Previous EIR 

The previous EIR did not identify any significant impacts related to the physical division of an 
established community for the Church.  

Changes in Circumstances/New Information 

The proposed project would consist of an Assisted Living Facility surrounded by a church 
(Evangelical Formosan Church) to the west, residential development to the south, and open space to 
the east. The project would be surrounded by existing development and would not prevent access 
to or divide an established community.  

Significance of Impact 

The overall Assisted Living Facility would not physically divide an established community; therefore, 
impacts would be less than significant.  

Based on the above, no new significant impact to an established community or substantial increases 
in previously identified land use impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation measures would be required. 
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5.1.3.5 Issue 5: General Plan Noise Element 

Issue 5: Would the proposal result in the exposure of sensitive receptors to current or future noise 
levels that would exceed standards established in the Noise Element of the General Plan? 

Threshold 

The project would be significant if it was determined that the project would exceed standards 
established by the Noise Element of the General Plan.  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.1, it was determined that the Church would be 
consistent with the Noise Element of the General Plan under Issue 1. Additionally, as indicated in the 
2014 Church EIR Section 7.6, Noise, the Church was determined to have less than significant impacts 
related to exposure of sensitive receptors. 

Changes in Circumstances/New Information 

Traffic on El Camino Real is the primary generator of noise in the immediate project area. Due to the 
distance from the roadway and intervening structures and topography, it is not anticipated that 
traffic noise would be excessive at the exterior of the Assisted Living Facility. As detailed in Appendix 
J, Noise Report, the roadway noise at the proposed building façade would be a maximum of 63 dBA 
CNEL. Based on the use of standard construction materials pursuant to Title 24 requirements, the 
building and windows would attenuate interior noise levels to less than 45 dBA CNEL. Thus, the City’s 
threshold of 45 dB CNEL within habitable rooms would not be exceeded. In addition, the Assisted 
Living Facility would not increase traffic noise levels over 3 decibels, and the change in traffic noise 
generated by the Assisted Living Facility would not be audible to the typical human ear (Appendix J). 
The Assisted Living Facility on-site stationary noise sources, including the emergency generator and 
HVAC equipment, would also not result in any City Noise Ordinance (Municipal Code Table 
59.5.0401) property line noise limit exceedances. The proposed construction activities of the 
Assisted Living Facility would potentially exceed the residential limit of 75 dBA 12-hour Leq, but 
mitigation is proposed to bring the construction activities into compliance with SDMC 59.5.0404(c). 
While not in the Noise Element, the project would also be required to comply with the City’s Land 
Use Adjacency Guidelines that include noise limitations for to coastal California gnatcatcher habitat 
located within the MHPA per the City’s Biology Guidelines (see CM-BIO-1 and CM-NOI-2 in Table 3-2). 
Overall, the project would comply with the City’s Noise Element standards, as well as the SDMC. As 
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concluded in Table 5.1-1, the project would be consistent with all applicable goals and policies of the 
Noise Element within the General Plan. Refer to Section 5.10, Noise, for additional details.  

Significance of Impact 

The Assisted Living Facility would be in compliance with the City’s Noise Element, and impacts would 
be less than significant.  

Based on the above, no new significant General Plan inconsistency noise impacts or substantial 
increases in previously identified land use impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation is required.  
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5.2 AGRICULTURAL RESOURCES 

Chapter 5.2, Agricultural Resources, of the 2014 St. John Garabed Armenian Church Project Final 
Environmental Impact Report (2014 Church EIR) discloses information regarding the approved 
St. John Garabed Armenian Church (Church) and associated agricultural resources analysis. A 
summary of that analysis is included in Section 5.2.3 for the convenience of the reader. However, 
refer to the 2014 Church EIR, Chapter 5.2, for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information below is intended to provide an 
agricultural resource analysis update to the 2014 Church EIR for the proposed Assisted Living 
Facility. The analysis herein is based on knowledge of site history, site visits, and research associated 
with the California Department of Conservation (DOC) Farmland Mapping and Monitoring Program.  

5.2.1 EXISTING CONDITIONS 

Per the Phase I Environmental Site Assessment (Appendix B), the “subject property was used for 
agriculture from at least 1949 until approximately 1953 and from 2014 to 2016.” As documented in 
the Biological Technical Report (Appendix D), 3.11 acres of the Assisted Living Facility parcel were 
observed as being plowed within the last 5 years. However, as detailed in the 2014 Church EIR 
Chapter 5.2, farming on the site has ceased due to water costs. The high cost of water has made it 
unprofitable to farm the land. Efforts to address the high cost of water resulted in the installation of 
a water tank in 2014 on the Assisted Living Facility parcel and the use of well water for agriculture, 
but that water was unacceptable for most crops because of a high concentration of particulates. In 
addition, there are limitations to farming activities due to the site location and adjacent uses. More 
specifically, there is biologically sensitive MHPA land on the eastern portion of the Assisted Living 
Facility parcel. In addition, the location adjacent to residential, MHPA, and church uses limits the 
ability to farm the site due to the potential to generate dust and other indirect impacts, as well as 
limitations on the application of pesticides commonly used for agriculture due to the adjacency.  

5.2.2 REGULATORY FRAMEWORK 

Williamson Act Land 

The Williamson Act, also known as the California Land Conservation Act of 1965, allows local 
governments to contract with private landowners to restrict the site’s use to agricultural and open 
space uses in exchange for lower property tax assessments based on agricultural value. The project 
site and surrounding sites are not designated as Williamson Act Land. 
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Zoning 

The proposed project site is zoned Agricultural-Residential (AR-1-1), which allows for agricultural use 
of the land. More specifically, Zoning Code Section 131.0303(a) states the following is the purpose of 
the AR zones: 

The purpose of the AR zones is to accommodate a wide range of agricultural uses 
while also permitting the development of single dwelling unit homes at a very low 
density. The agricultural uses are limited to those of low intensity to minimize the 
potential conflicts with residential uses. This zone is applied to lands that are in 
agricultural use or that are undeveloped and not appropriate for more intense 
zoning. Residential development opportunities are permitted with a Planned 
Development Permit at various densities that will preserve land for open space or 
future development at urban intensities when and where appropriate. 

Related to agriculture, this zone permits agricultural processing, aquaculture facilities, dairies, horticulture 
nurseries and greenhouses, raising and harvesting of crops, and raising and keeping of animals.  

Farmland Mapping and Monitoring Program Designation 

The DOC Farmland Mapping and Monitoring Program produces maps and statistical data used to 
analyze impacts on California’s agricultural resources. Agricultural land is rated by the DOC 
Farmland Mapping and Monitoring Program according to soil quality and irrigation status; land that 
has the best combination of physical and chemical characteristics for the production of crops are 
designated Prime Farmland. Lands with a good combination of physical and chemical characteristics 
for the production of crops are designated Farmland of Statewide Importance, and Unique 
Farmlands are lands other than prime or statewide importance that have been used for the 
production of specific high economic value crops at some time. Lastly, Farmlands of Local 
Importance are lands either currently producing crops, land with the capability of crop production, 
or land used for the production of confined livestock.  

As shown on Figure 5.2-1, Farmland Mapping and Monitoring Program (FMMP), the entire Assisted 
Living Facility parcel is designated as Farmlands of Local Importance. The MHPA area to the east is 
also designated as Farmlands of Local Importance, but notably would not be able to be used for 
agriculture unless mitigation is provided for impacts to sensitive biological resources in accordance 
with the City of San Diego’s Biology Guidelines (City of San Diego 2018) and other regulations 
protecting biological resources as described in Section 5.4, Biological Resources. The area to the 
west that is developed with the Evangelical Formosan Church and the area to the south that is 
developed with single-family homes are both mapped by the FMMP as Urban and Built-Up Land 
(DOC 2016).  
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5.2.3 IMPACT ANALYSIS 

5.2.3.1 Issues 1, 2 and 3: Conversion of Farmland or Significant Farmland, Conflicts 
with Zoning for Agricultural Use or Williamson Act Contracts  

Issue 1: Would the project convert a substantial amount of Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland) as shown on maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the California Resources Agency to non-
agricultural uses? 

Issue 2: Would the project conflict with existing zoning for agricultural use, or Williamson 
Act contract? 

Issue 3: Would the project change the existing environment, which, due to their location or nature 
could result in conversion of farmland to non-agricultural use? 

Threshold 

According to the City’s Significance Determination Thresholds (City of San Diego 2022), impacts to 
agricultural resources should take into consideration the economic viability of agricultural activities 
at the site, as well as whether the proposed use would potentially interfere with continued adjacent 
agricultural activities.  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.2, Agricultural Resources, the Church \was 
determined to be consistent with the existing Agricultural-Residential (AR-1-1) zoning and to have 
no conflict with a Williamson Act contract. The Church parcel was identified as Farmland of Local 
Importance in the previous EIR, but the Church was determined to have no direct or indirect impact 
to Prime Farmland, Unique Farmland, or Farmland of Statewide Importance considering no such 
farmland existed on or adjacent to the Church parcel. As such, the 2014 Church EIR identified 
impacts to farmland as less than significant. Refer to 2014 Church EIR Chapter 5.2, Agricultural 
Resources, for additional details. 

Changes in Circumstances/New Information 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is zoned Agricultural-Residential (AR-1-1). While this zone is titled “Agricultural-Residential,” 
this zone does allow for other uses besides agricultural and residential uses. Relevant to this project, 
this zone allows for “Hospitals, Intermediate Care Facilities and Nursing Facilities” with a Conditional 
Use Permit (CUP). With the proposed amendment to the Church Project CUP for the addition of the 
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proposed Assisted Living Facility, the project would be consistent with the applicable AR-1-1 zone 
and would not conflict with an agricultural zone. Refer to Chapter 5.1, Land Use, for additional 
details regarding zoning consistency. In conclusion, the project would not conflict with an 
agricultural zone as previously disclosed in the 2014 Church EIR. 

The project site and surrounding sites are designated as non-Williamson Act Land (specifically non-
enrolled land, defined as land that has not been enrolled in the Williamson Act and not mapped by 
the Farmland Mapping and Monitoring Program as urban and built-up land or water) on the 
San Diego County Williamson Act 2012/2013 map (DOC 2013). Therefore, the project as amended 
would not conflict with a Williamson Act contract as identified previously in the 2014 Church EIR.  

The Assisted Living Facility parcel is designated as Farmlands of Local Importance by the DOC 
Farmland Mapping and Monitoring Program (Figure 5.2-1). While the project site is designated as 
“Farmland of Local Importance” by the Department of Conservation’s Farmland Mapping and 
Monitoring Program (DOC 2016), productive agricultural efforts are no longer possible on the Assisted 
Living Facility parcel due to high costs of water and the well water quality issues. More specifically, as 
discussed in in 2014 Church EIR, efforts to farm the Church parcel have not been productive in large 
part because the high cost of water has made it unprofitable. Efforts to address the high cost of 
water resulted in the refurbishment of an existing on-site well, but that water was unacceptable for 
most crops because of a high concentration of particulates. More recent efforts have included the 
installation of a water filtration system in an effort to address the problem with the well water. 
Therefore, the areas has not historically been productive agricultural land. Additionally, agricultural 
use of the Assisted Living Facility parcel is limited under the existing conditions, as the surrounding 
development and the MHPA is sensitive to agricultural operations. In addition, 1.12 acres of the 
Assisted Living Facility parcel is located in the MHPA and agricultural use of that 1.12-acre area of the 
Assisted Living Facility parcel is restricted. Further, the agricultural operations would be limited due to 
the need to adhere to the City’s Land Use Adjacency Guidelines (see CM-BIO-1). Additionally, the 
Assisted Living Facility site is only accessible through the Church parcel to allow agricultural activities, 
further restricting agricultural operations. No adjacent areas are presently in agricultural use or 
designated as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. Due to these 
site conditions, the site is no longer in agricultural use and is not considered a significant agricultural 
resource. Overall, the development of the Assisted Living Facility parcel would not result in the 
conversion of Prime Farmland, Unique Farmland, Farmland of Statewide Importance, or otherwise 
significant agricultural resource to non-agricultural use as previously identified in the 2014 Church EIR. 

Significance of Impact 

The proposed Assisted Living Facility would not conflict with existing zoning or conflict with a 
Williamson Act contract. The Assisted Living Facility would also not result in the conversion of Prime 
Farmland, Unique Farmland, or Farmland of Statewide Importance to non-agricultural use, nor 
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would the project involve other changes in the existing environment that could result in conversion 
of such farmland, to non-agricultural use. Considering this, the Assisted Living Facility impacts to 
farmland would be less than significant.  

Based on the above, no new significant agricultural resource impacts or substantial increases in a 
previously identified agricultural resource impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required.  
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5.3 AIR QUALITY AND ODOR 

Chapter 5.3, Air Quality and Odor, of the 2014 St. John Garabed Armenian Church Project Final 
Environmental Impact Report (2014 Church EIR) discloses information regarding the approved 
St. John Garabed Armenian Church (Church) and associated air quality analysis. A summary of that 
analysis is included within each air quality issue in Section 5.3.3 for the convenience of the reader. 
However, refer to the 2014 Church EIR, Chapter 5.3, for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide an air 
quality analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. This section 
describes the existing air quality conditions of the proposed Assisted Living Facility site, identifies 
associated regulatory requirements, evaluates potential impacts, and identifies mitigation measures, if 
applicable, related to implementation of the Assisted Living Facility. The analysis below relies on air 
quality modeling. This modeling is included as Appendix C, as follows: 

• California Emissions Estimator Model (CalEEMod) Version 2020.4.0 completed for the 
El Camino Real Assisted Living Facility Project, prepared by Dudek in January 2022  

5.3.1 EXISTING CONDITIONS  

Regional Setting 

The project site is located within the San Diego Air Basin (SDAB) and is subject to the San Diego Air 
Pollution Control District (SDAPCD) guidelines and regulations. The SDAB is one of 15 air basins that 
geographically divide the State of California. The weather of the San Diego region, as in most of 
Southern California, is influenced by the Pacific Ocean and its semi-permanent high-pressure 
systems that result in dry, warm summers and mild, occasionally wet winters. The average 
temperature ranges (in °F) from the mid-40s to the high 90s. Most of the region’s precipitation falls 
from November to April with infrequent (approximately 10%) precipitation during the summer. The 
average seasonal precipitation along the coast is approximately 10 inches; the amount increases 
with elevation as moist air is lifted over the mountains to the east. 

The topography in the San Diego region varies greatly, from beaches on the west to mountains and 
desert on the east. Along with local meteorology, the topography influences the dispersal and 
movement of pollutants in the SDAB. The mountains to the east prohibit dispersal of pollutants in that 
direction and help trap them in inversion layers as described in the next section. 

The interaction of ocean, land, and the Pacific High Pressure Zone maintains clear skies for much of 
the year and influences the direction of prevailing winds (westerly to northwesterly). Local terrain is 
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often the dominant factor inland, and winds in inland mountainous areas tend to blow through the 
valleys during the day and down the hills and valleys at night. 

Meteorological and Topographical Conditions 

The SDAB lies in the southwest corner of California, makes up the entire San Diego region (covering 
approximately 4,260 square miles), and is an area of high air pollution potential. The SDAB experiences 
warm summers, mild winters, infrequent rainfalls, light winds, and moderate humidity. This usually mild 
climatological pattern is interrupted infrequently by periods of extremely hot weather, winter storms, or 
Santa Ana winds. 

The climate also drives the pollutant levels. The climate of San Diego is classified as 
Mediterranean, but it is incredibly diverse due to the topography. The climate is dominated by the 
Pacific High-pressure system that results in warm, dry summers and mild, wet winters. The Pacific 
High drives the prevailing winds in the SDAB. The winds tend to blow onshore during the daytime 
and offshore at night. In the fall months, the SDAB is often impacted by Santa Ana winds. These 
winds are the result of a high-pressure system over the Nevada–Utah region that overcomes the 
westerly wind pattern and forces hot, dry winds from the east to the Pacific Ocean (SDAPCD 
2015a). The winds blow the air basin’s pollutants out to sea. However, a weak Santa Ana can 
transport air pollution from the South Coast Air Basin and greatly increase San Diego ozone (O3) 
concentrations. A strong Santa Ana also primes the vegetation for firestorm conditions. 

The SDAB experiences frequent temperature inversions. Subsidence inversions occur during the warmer 
months as descending air associated with the Pacific High Pressure Zone meets cool marine air. The 
boundary between the two layers of air creates a temperature inversion that traps pollutants. Another 
type of inversion, a radiation inversion, develops on winter nights when air near the ground cools by heat 
radiation and air aloft remains warm. The shallow inversion layer formed between these two air masses 
can also trap pollutants. As the pollutants become more concentrated in the atmosphere, photochemical 
reactions occur that produce O3, commonly known as smog. 

Light daytime winds, predominantly from the west, further aggravate the condition by driving air 
pollutants inland, toward the mountains. During the fall and winter, air quality problems are created 
due to emissions of carbon monoxide (CO) and oxides of nitrogen (NOx). CO concentrations are 
generally higher in the morning and late evening. In the morning, CO levels are elevated due to cold 
temperatures and the large number of motor vehicles traveling. Higher CO levels during the late 
evenings are a result of stagnant atmospheric conditions trapping CO in the area. Since CO is 
produced almost entirely from automobiles, the highest CO concentrations in the basin are 
associated with heavy traffic. Nitrogen dioxide (NO2) levels are also generally higher during fall and 
winter days when O3 concentrations are lower. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.3 – AIR QUALITY AND ODOR 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.3-3 October 2024 

Criteria Pollutants 

Criteria air pollutants are defined as pollutants for which the federal and state governments have 
established ambient air quality standards (criteria) for outdoor concentrations to protect public 
health. The federal and state standards have been set, with an adequate margin of safety, at levels 
above which concentrations could be harmful to human health and welfare. These standards are 
designed to protect the most sensitive persons from illness or discomfort. Pollutants of concern 
include O3, NO2, CO, sulfur dioxide (SO2), particulate matter with an aerodynamic diameter less than 
or equal to 10 microns (PM10), particulate matter with an aerodynamic diameter less than or equal to 
2.5 microns (PM2.5), and lead. These pollutants, as well as toxic air contaminants (TACs), are 
discussed in the following paragraphs.1 In California, sulfates, vinyl chloride, hydrogen sulfide, and 
visibility-reducing particles are also regulated as criteria air pollutants.  

Ozone. O3 is a strong-smelling, pale blue, reactive, toxic chemical gas consisting of three oxygen 
atoms. It is a secondary pollutant formed in the atmosphere by a photochemical process involving 
the sun’s energy and O3 precursors. These precursors are mainly NOx and volatile organic 
compounds (VOCs). The maximum effects of precursor emissions on O3 concentrations usually 
occur several hours after they are emitted and many miles from the source. Meteorology and terrain 
play major roles in O3 formation, and ideal conditions occur during summer and early autumn on 
days with low wind speeds or stagnant air, warm temperatures, and cloudless skies. O3 exists in the 
upper atmosphere O3 layer (stratospheric ozone) and at the Earth’s surface in the troposphere 
(ozone).2 The O3 that the U.S. Environmental Protection Agency (EPA) and the California Air 
Resources Board (CARB) regulate as a criteria air pollutant is produced close to the ground level, 
where people live, exercise, and breathe. Ground-level O3 is a harmful air pollutant that causes 
numerous adverse health effects and is, thus, considered “bad” O3. Stratospheric, or “good,” O3 
occurs naturally in the upper atmosphere, where it reduces the amount of ultraviolet light (i.e., solar 
radiation) entering the Earth’s atmosphere. Without the protection of the beneficial stratospheric O3 
layer, plant and animal life would be seriously harmed. 

O3 in the troposphere causes numerous adverse health effects; short-term exposures (lasting for a 
few hours) to O3 at levels typically observed in Southern California can result in breathing pattern 
changes, reduction of breathing capacity, increased susceptibility to infections, inflammation of the 
lung tissue, and some immunological changes (EPA 2013). These health problems are particularly 
acute in sensitive receptors such as the sick, the elderly, and young children. 

 
1 The descriptions of each of the criteria air pollutants and associated health effects are based on the EPA’s (2021a) Criteria Air 

Pollutants and the CARB (2022a) Glossary of Air Pollutant Terms. 
2  The troposphere is the layer of the Earth’s atmosphere nearest to the surface of the Earth. The troposphere extends 

outward about 5 miles at the poles and about 10 miles at the equator. 
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Nitrogen Dioxide and Oxides of Nitrogen. NO2 is a brownish, highly reactive gas that is present 
in all urban atmospheres. The major mechanism for the formation of NO2 in the atmosphere is the 
oxidation of the primary air pollutant nitric oxide, which is a colorless, odorless gas. NO2 can 
irritate the lungs, cause bronchitis and pneumonia, and lower resistance to respiratory infections 
(EPA 2021a). 

NOx plays a major role, together with VOCs, in the atmospheric reactions that produce O 3. NOx is 
formed from fuel combustion under high temperature or pressure. In addition, NOx is an 
important precursor to acid rain and may affect both terrestrial and aquatic ecosystems. The two 
major emissions sources of NOx are transportation and stationary fuel combustion sources, such 
as electric utility and industrial boilers.  

Carbon Monoxide. CO is a colorless, odorless gas formed by the incomplete combustion of 
hydrocarbon, or fossil fuels. CO is emitted almost exclusively from motor vehicles, power plants, 
refineries, industrial boilers, ships, aircraft, and trains. In urban areas, automobile exhaust accounts 
for the majority of CO emissions. CO is a nonreactive air pollutant that dissipates relatively quickly; 
therefore, ambient CO concentrations generally follow the spatial and temporal distributions of 
vehicular traffic. CO concentrations are influenced by local meteorological conditions—primarily 
wind speed, topography, and atmospheric stability. CO from motor vehicle exhaust can become 
locally concentrated when surface-based temperature inversions are combined with calm 
atmospheric conditions, which is a typical situation at dusk in urban areas from November to 
February. The highest levels of CO typically occur during the colder months of the year, when 
inversion conditions are more frequent.  

In terms of adverse health effects, CO competes with oxygen, often replacing it in the blood, 
reducing the blood’s ability to transport oxygen to vital organs. The results of excess CO exposure 
can include dizziness, fatigue, and impairment of central nervous system functions. 

Sulfur Dioxide. SO2 is a colorless, pungent gas formed primarily from incomplete combustion of 
sulfur-containing fossil fuels. The main sources of SO2 are coal and oil used in power plants and 
industries; as such, the highest levels of SO2 are generally found near large industrial complexes. In 
recent years, SO2 concentrations have been reduced by the increasingly stringent controls placed on 
stationary source emissions of SO2 and limits on the sulfur content of fuels.  

SO2 is an irritant gas that attacks the throat and lungs and can cause acute respiratory symptoms 
and diminished ventilator function in children. When combined with particulate matter, SO2 can 
injure lung tissue and reduce visibility and the level of sunlight. SO2 can also yellow plant leaves and 
erode iron and steel.  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.3 – AIR QUALITY AND ODOR 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.3-5 October 2024 

Particulate Matter. Particulate matter pollution consists of very small liquid and solid particles 
floating in the air, which can include smoke, soot, dust, salts, acids, and metals. Particulate matter 
can form when gases emitted from industries and motor vehicles undergo chemical reactions in the 
atmosphere. PM2.5 and PM10 represent fractions of particulate matter. Coarse particulate matter 
(PM10) consists of particulate matter that is 10 microns or less in diameter (about 1/7 the thickness of 
a human hair). Major sources of PM10 include crushing or grinding operations; dust stirred up by 
vehicles traveling on roads; wood-burning stoves and fireplaces; dust from construction, landfills, 
and agriculture; wildfires and brush/waste burning; industrial sources; windblown dust from open 
lands; and atmospheric chemical and photochemical reactions. Fine particulate matter (PM2.5) 
consists of particulate matter that is 2.5 microns or less in diameter (roughly 1/28 the diameter of a 
human hair). PM2.5 results from fuel combustion (e.g., from motor vehicles and power generation 
and industrial facilities), residential fireplaces, and woodstoves. In addition, PM2.5 can be formed in 
the atmosphere from gases such as sulfur oxides (SOx), NOx, and VOCs.  

PM2.5 and PM10 pose a greater health risk than larger-size particles. When inhaled, these tiny particles 
can penetrate the human respiratory system’s natural defenses and damage the respiratory tract. 
PM2.5 and PM10 can increase the number and severity of asthma attacks, cause or aggravate bronchitis 
and other lung diseases, and reduce the body’s ability to fight infections. Very small particles of 
substances such as lead, sulfates, and nitrates can cause lung damage directly or be absorbed into the 
blood stream, causing damage elsewhere in the body. Additionally, these substances can transport 
adsorbed gases such as chlorides or ammonium into the lungs, also causing injury. Whereas PM10 
tends to collect in the upper portion of the respiratory system, PM2.5 is so tiny that it can penetrate 
deeper into the lungs and damage lung tissue. Suspended particulates also damage and discolor 
surfaces on which they settle and produce haze and reduce regional visibility.  

People with influenza, people with chronic respiratory and cardiovascular diseases, and the elderly may 
suffer worsening illness and premature death as a result of breathing particulate matter. People with 
bronchitis can expect aggravated symptoms from breathing in particulate matter. Children may 
experience a decline in lung function due to breathing in PM10 and PM2.5 (EPA 2009).  

Lead. Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded gasoline; 
the manufacturing of batteries, paints, ink, ceramics, and ammunition; and secondary lead smelters. 
Prior to 1978, mobile emissions were the primary source of atmospheric lead. Between 1978 and 
1987, the phaseout of leaded gasoline reduced the overall inventory of airborne lead by nearly 95%. 
With the phaseout of leaded gasoline, secondary lead smelters, battery recycling, and manufacturing 
facilities are becoming lead-emissions sources of greater concern.  

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects 
associated with exposure to lead include gastrointestinal disturbances, anemia, kidney disease, and 
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in severe cases, neuromuscular and neurological dysfunction. Of particular concern are low-level 
lead exposures during infancy and childhood. Such exposures are associated with decrements in 
neurobehavioral performance, including intelligence quotient performance, psychomotor 
performance, reaction time, and growth. Children are highly susceptible to the effects of lead. 

Volatile Organic Compounds. Hydrocarbons are organic gases that are formed from hydrogen and 
carbon and sometimes other elements. Hydrocarbons that contribute to formation of O3 are 
referred to and regulated as VOCs (also referred to as reactive organic gases). Combustion engine 
exhaust, oil refineries, and fossil-fueled power plants are the primary sources of hydrocarbons. 
Other sources of hydrocarbons include evaporation from petroleum fuels, solvents, dry cleaning 
solutions, and paint. 

The primary health effects of VOCs result from the formation of O3 and its related health effects. 
High levels of VOCs in the atmosphere can interfere with oxygen intake by reducing the amount of 
available oxygen through displacement. Carcinogenic forms of hydrocarbons, such as benzene, are 
considered TACs. There are no separate health standards for VOCs as a group. 

Sulfates. Sulfates are the fully oxidized form of sulfur, which typically occur in combination with 
metals or hydrogen ions. Sulfates are produced from reactions of SO2 in the atmosphere. Sulfates 
can result in respiratory impairment and reduced visibility. 

Vinyl Chloride. Vinyl chloride is a colorless gas with a mild, sweet odor that has been detected near 
landfills, sewage plants, and hazardous waste sites, due to the microbial breakdown of chlorinated 
solvents. Short-term exposure to high levels of vinyl chloride in the air can cause nervous system 
effects such as dizziness, drowsiness, and headaches. Long-term exposure through inhalation can 
cause liver damage, including liver cancer.  

Hydrogen Sulfide. Hydrogen sulfide is a colorless and flammable gas that has a characteristic odor 
of rotten eggs. Sources of hydrogen sulfide include geothermal power plants, petroleum refineries, 
sewers, and sewage treatment plants. Exposure to hydrogen sulfide can result in nuisance odors, as 
well as headaches and breathing difficulties at higher concentrations. 

Visibility-Reducing Particles. Visibility-reducing particles are any particles in the air that obstruct 
the range of visibility. Effects of reduced visibility can include obscuring the viewshed of natural 
scenery, reducing airport safety, and discouraging tourism. Sources of visibility-reducing particles 
are the same as for PM2.5, described above.  
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Non-Criteria Pollutants 

Toxic Air Contaminants. A substance is considered toxic if it has the potential to cause adverse 
health effects in humans, including increasing the risk of cancer upon exposure, or acute and/or 
chronic non-cancer health effects. A toxic substance released into the air is considered a TAC. TACs 
are identified by federal and state agencies based on a review of available scientific evidence. In the 
State of California, TACs are identified through a two-step process that was established in 1983 
under the Toxic Air Contaminant Identification and Control Act. This two-step process of risk 
identification and risk management and reduction was designed to protect residents from the 
health effects of toxic substances in the air. In addition, the California Air Toxics “Hot Spots” 
Information and Assessment Act, Assembly Bill (AB) 2588, was enacted by the legislature in 1987 to 
address public concern over the release of TACs into the atmosphere. The law requires facilities 
emitting toxic substances to provide local air pollution control districts with information that will allow 
an assessment of the air toxics problem, identification of air toxics emissions sources, location of 
resulting hotspots, notification of the public exposed to significant risk, and development of effective 
strategies to reduce potential risks to the public over 5 years. 

Examples include certain aromatic and chlorinated hydrocarbons, certain metals, and asbestos. 
TACs are generated by a number of sources, including stationary sources, such as dry cleaners, gas 
stations, combustion sources, and laboratories; mobile sources, such as automobiles; and area 
sources, such as landfills. Adverse health effects associated with exposure to TACs may include 
carcinogenic (i.e., cancer-causing) and noncarcinogenic effects. Noncarcinogenic effects typically 
affect one or more target organ systems and may be experienced on either short-term (acute) or 
long-term (chronic) exposure to a given TAC. 

Diesel Particulate Matter. Diesel particulate matter (DPM) is part of a complex mixture that makes 
up diesel exhaust. Diesel exhaust is composed of two phases, gas and particle, both of which 
contribute to health risks. More than 90% of DPM is less than one micrometer in diameter (about 
1/70th the diameter of a human hair) and, thus, is a subset of PM2.5 (CARB 2022a). DPM is typically 
composed of carbon particles (“soot,” also called black carbon) and numerous organic compounds, 
including over 40 known cancer-causing organic substances. Examples of these chemicals include 
polycyclic aromatic hydrocarbons, benzene, formaldehyde, acetaldehyde, acrolein, and 1,3-butadiene 
(CARB 2022a). CARB classified “particulate emissions from diesel-fueled engines” (i.e., DPM) (17 CCR 
93000) as a TAC in August 1998. DPM is emitted from a broad range of diesel engines, including on-
road diesel engines from trucks, buses, and cars; and off-road diesel engines from locomotives, 
marine vessels, and heavy-duty construction equipment, among others. Approximately 70% of all 
airborne cancer risk in California is associated with DPM (CARB 2000). To reduce the cancer risk 
associated with DPM, CARB adopted a diesel risk reduction plan in 2000 (CARB 2000). Because it is part 
of PM2.5, DPM also contributes to the same non-cancer health effects as PM2.5 exposure. These effects 
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include premature death; hospitalizations and emergency department visits for exacerbated chronic 
heart and lung disease, including asthma; increased respiratory symptoms; and decreased lung 
function in children. Several studies suggest that exposure to DPM may also facilitate development of 
new allergies (CARB 2022b). Those most vulnerable to non-cancer health effects are children whose 
lungs are still developing and the elderly who often have chronic health problems. 

Odorous Compounds. Odors are generally regarded as an annoyance rather than a health hazard. 
Manifestations of a person’s reaction to odors can range from psychological (e.g., irritation, anger, or 
anxiety) to physiological (e.g., circulatory and respiratory effects, nausea, vomiting, and headache). 
The ability to detect odors varies considerably among the population and, overall, is quite subjective. 
People may have different reactions to the same odor. An odor that is offensive to one person may 
be perfectly acceptable to another (e.g., coffee roaster). An unfamiliar odor is more easily detected 
and is more likely to cause complaints than a familiar one. In a phenomenon known as odor fatigue, 
a person can become desensitized to almost any odor, and recognition may only occur with an 
alteration in the intensity. The occurrence and severity of odor impacts depend on the nature, 
frequency, and intensity of the source; wind speed and direction; and the sensitivity of receptors. 

Valley Fever. Coccidioidomycosis, more commonly known as “Valley Fever,” is an infection caused by 
inhalation of the spores of the Coccidioides immitis fungus, which grows in the soils of the 
southwestern United States. The fungus is very prevalent in the soils of California’s San Joaquin Valley, 
particularly in Kern County. Kern County is considered a highly endemic county (i.e., more than 20 
cases annually of Valley Fever per 100,000 people) based on the incidence rates reported through 
2016 (California Department of Public Health 2017). The ecologic factors that appear to be most 
conducive to survival and replication of the spores are high summer temperatures, mild winters, 
sparse rainfall, and alkaline, sandy soils. 

San Diego County is not considered a highly endemic region for Valley Fever, as the California 
Department of Public Health indicated the County has 4.4 cases per 100,000 people (California 
Department of Public Health 2017). Similarly, among the total reported incidents of Valley Fever from 
2008 through 2017, only 0.4% of the cases reported in the County were in the project area’s zip code 
(92130) (County of San Diego 2018). 

Sensitive Receptors  

Some land uses are considered more sensitive to changes in air quality than others, depending on 
the population groups and the activities involved. People most likely to be affected by air pollution 
include children, the elderly, athletes, and people with cardiovascular and chronic respiratory 
diseases. Facilities and structures where these air pollution-sensitive people live or spend 
considerable amounts of time are known as sensitive receptors. Land uses where air pollution-
sensitive individuals are most likely to spend time include schools and schoolyards, parks and 
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playgrounds, daycare centers, nursing homes, hospitals, and residential communities (sensitive sites 
or sensitive land uses) (CARB 2005). The SDAPCD identifies sensitive receptors as those who are 
especially susceptible to adverse health effects from exposure to TACs, such as children, the elderly, 
and the ill. Sensitive receptors include schools (grades Kindergarten through 12), day care centers, 
nursing homes, retirement homes, health clinics, and hospitals within 2 kilometers of the facility 
(SDAPCD 2022). The nearest sensitive receptors to the project site are residential receptors located 
adjacent to the southern project boundary. In addition, the neighboring and on-site churches are 
considered a sensitive receptor, as they host youth programs and Sunday School. 

San Diego Air Basin Attainment Designation  

Pursuant to the 1990 federal Clean Air Act (CAA) amendments, the EPA classifies air basins (or 
portions thereof) as in “attainment” or “nonattainment” for each criteria air pollutant, based on 
whether the National Ambient Air Quality Standards (NAAQS) have been achieved. Generally, if the 
recorded concentrations of a pollutant are lower than the standard, the area is classified as 
“attainment” for that pollutant. If an area exceeds the standard, the area is classified as 
“nonattainment” for that pollutant. If there is not enough data available to determine whether the 
standard is exceeded in an area, the area is designated as “unclassified” or “unclassifiable.” The 
designation of “unclassifiable/attainment” means that the area meets the standard or is expected to 
be meet the standard despite a lack of monitoring data. Areas that achieve the standards after a 
nonattainment designation are redesignated as maintenance areas and must have approved 
maintenance plans to ensure continued attainment of the standards. The California CAA, like its 
federal counterpart, called for the designation of areas as “attainment” or “nonattainment,” but 
based on California Ambient Air Quality Standards (CAAQS) rather than the NAAQS. Table 5.3-1 
depicts the current attainment status of the SDAB with respect to the NAAQS and CAAQS.  

Table 5.3-1 
San Diego Air Basin Attainment Classification 

Pollutant 
Designation/Classification 

Federal Standards State Standards 
Ozone (O3) – 1 hour Attainment Nonattainment 
O3 – (8 hour) Nonattainment (moderate)  Nonattainment 
Nitrogen Dioxide (NO2) Unclassifiable/attainment Attainment 
Carbon Monoxide (CO) Attainment/maintenance Attainment 
Sulfur Dioxide (SO2) Unclassifiable/attainment Attainment 
Coarse Particulate Matter (PM10) Unclassifiable/attainment Nonattainment 
Fine Particulate Matter (PM2.5) Unclassifiable/attainment Nonattainment 
Lead  Unclassifiable/attainment Attainment 
Hydrogen Sulfide No federal standard Attainment 
Sulfates No federal standard Unclassified 
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Table 5.3-1 
San Diego Air Basin Attainment Classification 

Pollutant 
Designation/Classification 

Federal Standards State Standards 
Visibility-Reducing Particles No federal standard Unclassified 
Vinyl Chloride No federal standard No designation 

Sources: EPA 2022 (federal); CARB 2016a (state). 
Notes: Attainment = meets the standards; Attainment/maintenance = achieve the standards after 
a nonattainment designation; Nonattainment = does not meet the standards; Unclassified or 
Unclassifiable = insufficient data to classify; Unclassifiable/attainment = meets the standard or is 
expected to be meet the standard despite a lack of monitoring data. 
If nonattainment for federal standards, a clarifying classification will be provided indicating the 
severity of the nonattainment status. 

In summary, the SDAB is designated as an attainment area for the 1997 8-hour O3 NAAQS and as a 
nonattainment area for the 2008 8-hour O3 NAAQS. The SDAB is designated as a nonattainment area 
for O3, particulate matter with an aerodynamic diameter less than or equal to 10 microns (PM10), and 
particulate matter with an aerodynamic diameter less than or equal to 2.5 microns (PM2.5) CAAQS. 
The portion of the SDAB where the proposed project would be located is designated as attainment 
or unclassifiable/unclassified for all other criteria pollutants under the NAAQS and CAAQS. 

Local Ambient Air Quality 

The CARB, air districts, and other agencies monitor ambient air quality at approximately 250 air 
quality monitoring stations across the state. Local ambient air quality is monitored by SDAPCD. 
SDAPCD operates a network of ambient air monitoring stations throughout the County that 
measure ambient concentrations of pollutants and determine whether the ambient air quality 
meets the CAAQS and the NAAQS. The nearest SDAPCD-operated monitoring station to the 
proposed project is the Kearny Villa Road monitoring station, which is located approximately 
11 miles southeast of the project site. This Kearny Villa Road monitoring station was used to show 
the background ambient air quality for O3, PM10, PM2.5, and NO2 for the project site. The monitoring 
station located on First Street was the closest to the proposed project that monitored CO and sulfur 
dioxide (SO2) (16 miles southeast of the project site). Table 5.3-2 presents the most recent 
background ambient air quality data and number of days exceeding the ambient air quality 
standards from 2018 to 2020. 
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Table 5.3-2 
Local Ambient Air Quality Data 

Averaging 
Time Unit 

Agency/ 
Method 

Ambient 
Air  

Quality 
Standard 

Measured 
Concentration by 

Year Exceedances by Year 
2018 2019 2020 2018 2019 2020 

Ozone (O3) – Kearny Villa Road 
Maximum 
1-hour 
Concentration 

ppm State 0.09 0.102 0.083 0.123 1 0 2 

Maximum 
8-hour 
Concentration 

ppm State 0.070 0.077 0.076 0.102 5 1 10 
Federal 0.070 0.077 0.075 0.102 5 1 12 

Nitrogen Dioxide (NO2) – Kearny Villa Road 
Maximum 
1-hour 
Concentration 

ppm State 0.18 0.045 0.046 0.052 0 0 0 
Federal 0.100 0.045 0.046 0.052 0 0 0 

Annual 
Concentration 

ppm State 0.030 0.008 0.008 0.007 0 0 0 
Federal 0.053 0.008 0.008 0.007 0 0 0 

Carbon Monoxide (CO) – First Street  
Maximum 
1_hour 
Concentration 

ppm State 20 1.4 1.3 1.5 0 0 0 
Federal 35 1.4 1.3 1.5 0 0 0 

Maximum 
8-hour 
Concentration 

ppm State 9.0 1.1 1.0 1.4 0 0 0 
Federal 9 1.1 1.0 1.4 0 0 0 

Sulfur Dioxide (SO2) – First Street  
Maximum 
1-hour 
Concentration 

ppm Federal 0.075 0.004 0.001 0.002 0 0 0 

Maximum 
24-hour 
Concentration 

ppm State 0.04 0.000 0.000 0.000 0 0 0 
ppm Federal 0.140 0.000 0.000 0.000 0 0 0 

Annual 
Concentration 

ppm Federal 0.030 0.000 0.000 0.000 0 0 0 

Coarse Particulate Matter (PM10)a – Kearny Villa Road 
Maximum 
24-hour 
Concentration 

g/m
3 

State 50 38.0 —  — 0 — — 
Federal 150 38.0 — — 0 — — 

Annual 
Concentration 

g/m
3 

State 20 18.4 — — 0 — — 
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Table 5.3-2 
Local Ambient Air Quality Data 

Averaging 
Time Unit 

Agency/ 
Method 

Ambient 
Air  

Quality 
Standard 

Measured 
Concentration by 

Year Exceedances by Year 
2018 2019 2020 2018 2019 2020 

Fine Particulate Matter (PM2.5)a – Kearny Villa Road 
Maximum 24-
hour 
Concentration 

g/m
3 

Federal 35 32.2 16.2 47.5 0 0 5.8  

Annual 
Concentration 

g/m
3 

State 12 8.3 — — 0 — — 
Federal 12.0 8.3 7.0 8.7 0 0 0 

Sources: CARB 2022c; EPA 2021b. 
Notes: ppm = parts per million; g/m3 = micrograms per cubic meter; — = not available.  
Data taken from CARB iADAM (http://www.arb.ca.gov/adam) and Environmental Protection Agency 
AirData (http://www.epa.gov/airdata/) represent the highest concentrations experienced over a 
given year.  
Daily exceedances for particulate matter are estimated days because PM10 and PM2.5 are not 
monitored daily. All other criteria pollutants did not exceed federal or state standards during the 
years shown. There is no federal standard for 1-hour O3, annual PM10, or 24-hour SO2, nor is there a 
state 24-hour standard for PM2.5. 
a Measurements of PM10 and PM2.5 are usually collected every 6 days and every 1 to 3 days, 

respectively. Number of days exceeding the standards is a mathematical estimate of the number 
of days concentrations would have been greater than the level of the standard had each day 
been monitored. 

5.3.2 REGULATORY FRAMEWORK  

Federal  

Criteria Air Pollutants  

The federal CAA, passed in 1970 and last amended in 1990, forms the basis for the national air 
pollution control effort. The EPA is responsible for implementing most aspects of the CAA, including 
the setting of the NAAQS for major air pollutants, hazardous air pollutant standards, approval of 
state attainment plans, motor vehicle emission standards, stationary source emission standards and 
permits, acid rain control measures, stratospheric O3 protection, and enforcement provisions.  

Under the CAA, NAAQS are established for the following criteria pollutants: O3, CO, NO2, SO2, PM10, 
PM2.5, and lead. The NAAQS describe acceptable air quality conditions designed to protect the 
health and welfare of the citizens of the nation. The CAA requires the EPA to reassess the NAAQS 
at least every 5 years to determine whether adopted standards are adequate to protect public 
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health based on current scientific evidence. States with areas that exceed the NAAQS must 
prepare a State Implementation Plan (SIP) that demonstrates how those areas will attain the 
standards within mandated time frames. 

Hazardous Air Pollutants 

The 1977 federal CAA amendments required the EPA to identify national emission standards for 
hazardous air pollutants to protect public health and welfare. Hazardous air pollutants include 
certain VOCs, pesticides, herbicides, and radionuclides that present a tangible hazard, based on 
scientific studies of exposure to humans and other mammals. Under the 1990 CAA amendments, 
which expanded the control program for hazardous air pollutants, 189 substances and chemical 
families were identified as hazardous air pollutants. 

State 

California Clean Air Act/California Ambient Air Quality Standards 

The federal CAA delegates the regulation of air pollution control and the enforcement of the NAAQS 
to the states. In California, the task of air quality management and regulation has been legislatively 
granted to CARB, with subsidiary responsibilities assigned to air quality management districts and 
air pollution control districts at the regional and county levels. CARB, which became part of the 
California Environmental Protection Agency in 1991, is responsible for ensuring implementation of 
the California Clean Air Act of 1988, responding to the CAA and regulating emissions from motor 
vehicles and consumer products. 

CARB has established CAAQS, which are generally more restrictive than the NAAQS. The CAAQS 
describe adverse conditions; that is, pollution levels must be below these standards before a basin 
can attain the standard. Air quality is considered “in attainment” if pollutant levels are continuously 
below the CAAQS and violate the standards no more than once each year. The CAAQS for O3, CO, 
SO2 (1-hour and 24-hour), NO2, PM10, PM2.5, and visibility-reducing particles are values that are not to 
be exceeded. All others are not to be equaled or exceeded. The NAAQS and CAAQS are presented in 
Table 5.3-3. 

Table 5.3-3 
Ambient Air Quality Standards 

Pollutant Averaging Time 
California Standardsa National Standardsb 

Concentrationc Primaryc,d Secondaryc,e 

O3 1 hour 0.09 ppm (180 g/m3) — Same as 
Primary 
Standardf 

8 hours 0.070 ppm (137 g/m3) 0.070 ppm 
(137 g/m3)f 
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Table 5.3-3 
Ambient Air Quality Standards 

Pollutant Averaging Time 
California Standardsa National Standardsb 

Concentrationc Primaryc,d Secondaryc,e 

NO2
g 1 hour 0.18 ppm (339 g/m3) 0.100 ppm 

(188 g/m3) 
Same as 
Primary 
Standard Annual Arithmetic 

Mean 
0.030 ppm (57 g/m3) 0.053 ppm 

(100 g/m3) 
CO 1 hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) None 

8 hours 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3) 
SO2

h 1 hour 0.25 ppm (655 g/m3) 0.075 ppm 
(196 g/m3) 

— 

3 hours — — 0.5 ppm (1,300 
g/m3) 

24 hours 0.04 ppm (105 g/m3) 0.14 ppm  
(for certain areas)g 

— 

Annual — 0.030 ppm  
(for certain areas)g 

— 

PM10
i 24 hours 50 g/m3 150 g/m3 Same as 

Primary 
Standard 

Annual Arithmetic 
Mean 

20 g/m3 — 

PM2.5
i 24 hours — 35 g/m3 Same as 

Primary 
Standard 

Annual Arithmetic 
Mean 

12 g/m3 12.0 g/m3 15.0 g/m3 

Leadj,k 30-day Average 1.5 g/m3 — — 
Calendar Quarter — 1.5 g/m3  

(for certain areas)k 
Same as 
Primary 
Standard Rolling 3-Month 

Average 
— 0.15 g/m3 

Hydrogen 
sulfide 

1 hour 0.03 ppm (42 µg/m3) — — 

Vinyl 
chloridej 

24 hours 0.01 ppm (26 µg/m3) — — 

Sulfates 24 hours 25 µg/m3 — — 
Visibility 
reducing 
particles 

8 hour (10:00 a.m. 
to 6:00 p.m. PST) 

Insufficient amount to 
produce an extinction 
coefficient of 0.23 per 
kilometer due to the 
number of particles 
when the relative 

— — 
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Table 5.3-3 
Ambient Air Quality Standards 

Pollutant Averaging Time 
California Standardsa National Standardsb 

Concentrationc Primaryc,d Secondaryc,e 

humidity is less than 
70% 

Source: CARB 2016b. 
Notes: O3 = ozone; ppm = parts per million by volume; g/m3 = micrograms per cubic meter; NO2 = 
nitrogen dioxide; CO = carbon monoxide; mg/m3= milligrams per cubic meter; SO2 = sulfur dioxide; 
PM10 = particulate matter with an aerodynamic diameter less than or equal to 10 microns; PM2.5 = 
particulate matter with an aerodynamic diameter less than or equal to 2.5 microns. 
a California standards for O3, CO, SO2 (1-hour and 24-hour), NO2, suspended particulate matter 

(PM10, PM2.5), and visibility-reducing particles are values that are not to be exceeded. All others 
are not to be equaled or exceeded. California Ambient Air Quality Standards are listed in the 
Table of Standards in Section 70200 of Title 17 of the California Code of Regulations. 

b National standards (other than O3, NO2, SO2, particulate matter, and those based on annual 
averages or annual arithmetic mean) are not to be exceeded more than once per year. The O3 
standard is attained when the fourth highest 8-hour concentration measured at each site in a 
year, averaged over 3 years, is equal to or less than the standard. For PM10, the 24-hour standard 
is attained when the expected number of days per calendar year with a 24-hour average 
concentration above 150 µg/m3 is equal to or less than one. For PM2.5, the 24-hour standard is 
attained when 98% of the daily concentrations, averaged over 3 years, are equal to or less than 
the standard.  

c Concentration expressed first in units in which it was promulgated. Equivalent units given in 
parentheses are based on a reference temperature of 25°C and a reference pressure of 760 torr. 
Most measurements of air quality are to be corrected to a reference temperature of 25°C and a 
reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of 
pollutant per mole of gas. 

d National Primary Standards: The levels of air quality necessary, with an adequate margin of 
safety, to protect the public health. 

e National Secondary Standards: The levels of air quality necessary to protect the public welfare 
from any known or anticipated adverse effects of a pollutant. 

f On October 1, 2015, the national 8-hour O3 primary and secondary standards were lowered 
from 0.075 to 0.070 ppm.  

g To attain the national 1-hour standard, the 3-year average of the annual 98th percentile of the 
1 hour daily maximum concentrations at each site must not exceed 100 parts per billion (ppb). 
Note that the national 1-hour standard is in units of ppb. California standards are in units of 
ppm. To directly compare the national 1-hour standard to the California standards, the units can 
be converted from ppb to ppm. In this case, the national standard of 100 ppb is identical to 
0.100 ppm. 

h On June 2, 2010, a new 1-hour SO2 standard was established, and the existing 24-hour and annual 
primary standards were revoked. To attain the national 1-hour standard, the three-year average of 
the annual 99th percentile of the one-hour daily maximum concentrations at each site must not 
exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until one 
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year after an area is designated for the 2010 standard, except that in areas designated 
nonattainment of the 1971 standards, the 1971 standards remain in effect until implementation 
plans to attain or maintain the 2010 standards are approved. 

i On December 14, 2012, the national annual PM2.5 primary standard was lowered from 
15 g/m3 to 12 g/m3. The existing national 24-hour PM2.5 standards (primary and secondary) 
were retained at 35 g/m3, as was the annual secondary standard of 15 μg/m3. The existing 
24-hour PM10 standards (primary and secondary) of 150 g/m3 were also retained. The form 
of the annual primary and secondary standards is the annual mean averaged over 3 years. 

j California Air Resources Board has identified lead and vinyl chloride as toxic air contaminants 
with no threshold level of exposure for adverse health effects determined. These actions allow 
for the implementation of control measures at levels below the ambient concentrations 
specified for these pollutants. 

k The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. 
The 1978 lead standard (1.5 μg/m3 as a quarterly average) remains in effect until 1 year after an 
area is designated for the 2008 standard, except that in areas designated nonattainment for the 
1978 standard, the 1978 standard remains in effect until implementation plans to attain or 
maintain the 2008 standard are approved. 

Toxic Air Contaminants  

A TAC is defined by California law (Section 39655 of the California Health and Safety Code) as an air 
pollutant that may cause or contribute to an increase in mortality or an increase in serious illness, or 
which may pose a present or potential hazard to human health. Federal laws use the hazardous air 
pollutants to refer to the same types of compounds that are referred to as TACs under state law. 
California regulates TACs primarily through the Tanner Air Toxics Act (AB 1807) and the Air Toxics 
Hot Spots Information and Assessment Act of 1987 (AB 2588).  

AB 1807 sets forth a formal procedure for CARB to designate substances as TACs. This includes 
research, public participation, and scientific peer review before CARB can designate a substance as a 
TAC. Pursuant to AB 2588, existing facilities that emit air pollutants above specified levels were 
required to (1) prepare a TAC emission inventory plan and report; (2) prepare a risk assessment if 
TAC emissions were significant; (3) notify the public of significant risk levels; and (4) if health impacts 
were above specified levels, prepare and implement risk reduction measures. 

The following regulatory measures pertain to the reduction of DPM and criteria pollutant emissions 
from off-road equipment and diesel-fueled vehicles. 

Idling of Commercial Heavy Duty Trucks (13 CCR 2485) 

In July 2004, CARB adopted an Airborne Toxic Control Measure (ATCM) to control emissions from idling 
trucks. The ATCM prohibits idling for more than 5 minutes for all commercial trucks with a gross 
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vehicle weight rating over 10,000 pounds. The ATCM contains an exception that allows trucks to idle 
while queuing or involved in operational activities. 

In-Use Off-Road Diesel-Fueled Fleets (13 CCR 2449 et seq.) 

In July 2007, CARB adopted an ATCM for in-use off-road diesel vehicles. This regulation requires that 
specific fleet average requirements are met for NOx emissions and for particulate matter emissions. 
Where average requirements cannot be met, best available control technology requirements apply. 
The regulation also includes several recordkeeping and reporting requirements.  

In response to AB 8 2X, the regulations were revised in July 2009 (effective December 3, 2009) to 
allow a partial postponement of the compliance schedule in 2011 and 2012 for existing fleets. On 
December 17, 2010, CARB adopted additional revisions to further delay the deadlines reflecting 
reductions in diesel emissions due to the poor economy and overestimates of diesel emissions in 
California. The revisions delayed the first compliance date until no earlier than January 1, 2014, for 
large fleets, with final compliance by January 1, 2023. The compliance dates for medium fleets were 
delayed until an initial date of January 1, 2017, and final compliance date of January 1, 2023. The 
compliance dates for small fleets were delayed until an initial date of January 1, 2019, and final 
compliance date of January 1, 2028. Correspondingly, the fleet average targets were made more 
stringent in future compliance years. The revisions also accelerated the phaseout of older 
equipment with newer equipment added to existing large and medium fleets over time, requiring 
the addition of Tier 2 or higher engines starting on March 1, 2011, with some exceptions: Tier 2 or 
higher engines on January 1, 2013, without exception; and Tier 3 or higher engines on 
January 1, 2018 (January 1, 2023, for small fleets). 

On October 28, 2011 (effective December 14, 2011), the executive officer of CARB approved 
amendments to the regulation. The amendments included revisions to the applicability section and 
additions and revisions to the definition. The initial date for requiring the addition of Tier 2 or higher 
engines for large and medium fleets, with some exceptions, was revised to January 1, 2012. New 
provisions also allow for the removal of emission control devices for safety or visibility purposes. The 
regulation also was amended to combine the particulate matter and NOx fleet average targets under 
one, instead of two, sections. The amended fleet average targets are based on the fleet’s NOx 
average, and the previous section regarding particulate matter performance requirements was 
deleted completely. The best available control technology requirements, if a fleet cannot comply 
with the fleet average requirements, were restructured and clarified. Other amendments to the 
regulations included minor administrative changes to the regulatory text. 
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In-Use On-Road Diesel-Fueled Vehicles (13 CCR 2025) 

On December 12, 2008, CARB adopted an ATCM to reduce NOx and particulate matter emissions 
from most in-use on-road diesel trucks and buses with a gross vehicle weight rating greater than 
14,000 pounds. The original ATCM regulation required fleets of on-road trucks to limit their NOx and 
particulate matter emissions through a combination of exhaust retrofit equipment and new 
vehicles. The regulation limited particulate matter emissions for most fleets by 2011, and limited 
NOx emissions for most fleets by 2013. The regulation did not require any vehicle to be replaced 
before 2012 and never required all vehicles in a fleet be replaced.  

In December 2009, the CARB Governing Board directed staff to evaluate amendments that would 
provide additional flexibility for fleets adversely affected by the struggling California economy. On 
December 17, 2010, CARB revised this ATCM to delay its implementation along with limited 
relaxation of its requirements. Starting on January 1, 2015, lighter trucks with a gross vehicle weight 
rating of 14,001 to 26,000 pounds with 20-year-old or older engines need to be replaced with newer 
trucks (2010 model year emissions equivalent as defined in the regulation). Trucks with a gross 
vehicle weight rating greater than 26,000 pounds with 1995 model year or older engines needed to 
be replaced as of January 1, 2015. Trucks with 1996 to 2006 model year engines must install a Level 
3 (85% control) diesel particulate filter starting on January 1, 2012, to January 1, 2014, depending on 
the model year, and then must be replaced after 8 years. Trucks with 2007 to 2009 model year 
engines have no requirements until 2023, at which time they must be replaced with 2010 model 
year emissions-equivalent engines, as defined in the regulation. Trucks with 2010 model year 
engines would meet the final compliance requirements. The ATCM provides a phase-in option under 
which a fleet operator would equip a percentage of trucks in the fleet with diesel particulate filters, 
starting at 30% as of January 1, 2012, with 100% by January 1, 2016. Under each option, delayed 
compliance is granted to fleet operators who have or will comply with requirements before the 
required deadlines. 

On September 19, 2011 (effective December 14, 2011), the executive officer of CARB approved 
amendments to the regulations, including revisions to the compliance schedule for vehicles with a 
gross vehicle weight rating of 26,000 pounds or less to clarify that all vehicles must be equipped with 
2010 model year emissions equivalent engines by 2023. The amendments included revised and 
additional credits for fleets that downsize; implement early particulate matter retrofits; incorporate 
hybrid vehicles, alternative-fueled vehicles, and vehicles with heavy-duty pilot ignition engines; and 
implement early addition of newer vehicles. The amendments included provisions for additional 
flexibility, such as for low-usage construction trucks, and revisions to previous exemptions, delays, 
and extensions. Other amendments to the regulations included minor administrative changes to the 
regulatory text, such as recordkeeping and reporting requirements related to other revisions. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.3 – AIR QUALITY AND ODOR 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.3-19 October 2024 

California Health and Safety Code Section 41700 

Section 41700 of the California Health and Safety Code states that a person shall not discharge from 
any source whatsoever quantities of air contaminants or other material that cause injury, detriment, 
nuisance, or annoyance to any considerable number of persons or to the public, or that endanger 
the comfort, repose, health, or safety of any of those persons or the public, or that cause, or have a 
natural tendency to cause, injury or damage to business or property. This section also applies to 
sources of objectionable odors. 

Local  

San Diego Air Pollution Control District 

While CARB is responsible for the regulation of mobile emission sources within the state, local 
air quality management districts and air pollution control districts are responsible for enforcing 
standards and regulating stationary sources. The project site is located within the SDAB and is 
subject to the guidelines and regulations of the SDAPCD. 

In the County, O3 and particulate matter are the pollutants of main concern, since exceedances of state 
ambient air quality standards for those pollutants have been observed in most years. For this reason, the 
SDAB has been designated as a nonattainment area for the state PM10, PM2.5, and O3 standards. The 
SDAB is also a federal O3 attainment (maintenance) area for 1997 8-hour O3 standard, an O3 
nonattainment area for the 2008 8-hour O3 standard, and a CO maintenance area (western and central 
part of the SDAB only, including the project site).  

Federal Attainment Plans  

In December 2016, the SDAPCD adopted an update to the Eight-Hour Ozone Attainment Plan for 
San Diego County (2008 O3 NAAQS), which indicated that local controls and state programs would 
allow the region to reach attainment of the federal 8-hour O3 standard (1997 O3 NAAQS) by 2018 
(SDAPCD 2016a). In this plan, SDAPCD relies on the Regional Air Quality Strategy (RAQS) to 
demonstrate how the region will comply with the federal O3 standard. The RAQS details how the 
region will manage and reduce O3 precursors (NOx and VOCs) by identifying measures and 
regulations intended to reduce these pollutants. The control measures identified in the RAQS 
generally focus on stationary sources; however, the emissions inventories and projections in the 
RAQS address all potential sources, including those under the authority of CARB and the EPA. 
Incentive programs for reduction of emissions from heavy-duty diesel vehicles, off-road equipment, 
and school buses are also established in the RAQS.  
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Currently, the County is designated as moderate nonattainment for the 2008 NAAQS and 
maintenance for the 1997 NAAQS. As documented in the 2016 8-Hour Ozone Attainment Plan for 
San Diego County, the County has a likely chance of obtaining attainment due to the transition to 
low-emission cars, stricter new source review rules, and continuing the requirement of general 
conformity for military growth and the San Diego International Airport. The County will also continue 
emission control measures, including ongoing implementation of existing regulations in O3 
precursor reduction to stationary and area-wide sources, subsequent inspections of facilities and 
sources, and the adoption of laws requiring best available retrofit control technology for control of 
emissions (SDAPCD 2016a). 

State Attainment Plans  

The SDAPCD and the San Diego Association of Governments (SANDAG) are responsible for 
developing and implementing the clean air plan for attainment and maintenance of the ambient 
air quality standards in the SDAB. The RAQS for the SDAB was initially adopted in 1991 and is 
updated on a triennial basis, most recently in 2016 (SDAPCD 2016b). The RAQS outlines SDAPCD’s 
plans and control measures designed to attain the state air quality standards for O3. The RAQS 
relies on information from CARB and SANDAG, including mobile and area source emissions, as 
well as information regarding projected growth in the County and the cities in the County, to 
forecast future emissions and then determine from that the strategies necessary for the reduction 
of emissions through regulatory controls. CARB mobile source emission projections and SANDAG 
growth projections are based on population, vehicle trends, and land use plans developed by the 
County and the cities in the County as part of the development of their general plans (SANDAG 
2017a, 2017b).  

In December 2016, the SDAPCD adopted the revised RAQS for the County. Since 2007, the San Diego 
region has reduced daily VOC emissions and NOx emissions by 3.9% and 7.0%, respectively; the 
SDAPCD expects to continue reductions through 2035 (SDAPCD 2016b). These reductions were 
achieved through implementation of six VOC control measures and three NOx control measures 
adopted in the SDAPCD’s 2009 RAQS (SDAPCD 2009a); in addition, the SDAPCD is considering 
additional measures, including three VOC measures and four control measures to reduce 0.3 daily 
tons of VOC and 1.2 daily tons of NOx, provided they are found to be feasible region-wide. In addition, 
SDAPCD has implemented nine incentive-based programs, has worked with SANDAG to implement 
regional transportation control measures, and has reaffirmed the state emission offset repeal.  

In regards to particulate matter emissions-reduction efforts, in December 2005, the SDAPCD 
prepared a report titled Measures to Reduce Particulate Matter in San Diego County to address 
implementation of Senate Bill 656 in the County (Senate Bill 656 required additional controls to 
reduce ambient concentrations of PM10 and PM2.5) (SDAPCD 2005). In the report, SDAPCD evaluated 
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implementation of source-control measures that would reduce particulate matter emissions 
associated with residential wood combustion; various construction activities including earthmoving, 
demolition, and grading; bulk material storage and handling; carry-out and track-out removal and 
cleanup methods; inactive disturbed land; disturbed open areas; unpaved parking lots/staging 
areas; unpaved roads; and windblown dust (SDAPCD 2005). 

SDAPCD Rules and Regulations  

As stated above, the SDAPCD is responsible for planning, implementing, and enforcing federal and 
state ambient standards in the SDAB. The following rules and regulations apply to all sources in the 
jurisdiction of SDAPCD and would apply to the proposed project.  

SDAPCD Regulation II: Permits; Rule 20.2: New Source Review Non-Major Stationary Sources  

This rule requires new or modified stationary source units (that are not major stationary sources) 
with the potential to emit 10 pounds per day or more of VOC, NOx, SOx, or PM10 to be equipped with 
best available control technology. For those units with a potential to emit above Air Quality Impact 
Assessments Trigger Levels, the units must demonstrate that such emissions would not violate or 
interfere with the attainment of any national air quality standard (SDAPCD 2016b).  

The proposed project includes an emergency diesel generator, which would be subject to Rule 20.2 
and would require appropriate operating permits from the SDAPCD. Because the SDAPCD has not 
adopted specific criteria air pollutant thresholds for California Environmental Quality Act (CEQA) 
analyses, the thresholds identified in Rule 20.2 are utilized in this analysis as screening-level 
thresholds to evaluate project-level impacts, as discussed in Section 5.3.3, Impact Analysis. 

SDAPCD Regulation IV: Prohibitions; Rule 50: Visible Emissions 

This rule prohibits discharge into the atmosphere from any single source of emissions whatsoever 
any air contaminant for a period or periods aggregating more than 3 minutes in any period of 60 
consecutive minutes, which is darker in shade than that designated as Number 1 on the Ringelmann 
Chart, as published by the United States Bureau of Mines, or of such opacity as to obscure an 
observer’s view to a degree greater than does smoke of a shade designated as Number 1 on the 
Ringelmann Chart (SDAPCD 1997).  

Construction of the proposed project may result in visible emissions, primarily during earth-disturbing 
activities, which would be subject to SDAPCD Rule 50. Although visible emissions are less likely to occur 
during operation of the proposed project, compliance with SDAPCD Rule 50 would be required during 
both construction and operational phases. 
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SDAPCD Regulation IV: Prohibitions; Rule 51: Nuisance 

This rule prohibits the discharge, from any source, of such quantities of air contaminants or other 
materials that cause or have a tendency to cause injury, detriment, nuisance, annoyance to people 
and/or the public, or damage to any business or property (SDAPCD 1969). 

Any criteria air pollutant emissions, TAC emissions, or odors that would be generated during 
construction or operation of the proposed project would be subject to SDAPCD Rule 51. Violations 
can be reported to the SDAPCD in the form of an air quality complaint by telephone, email, and 
online form. Complaints are investigated by the SDAPCD as soon as possible. 

SDAPCD Regulation IV: Prohibitions; Rule 55: Fugitive Dust 

This rule regulates fugitive dust emissions from any commercial construction or demolition activity 
capable of generating fugitive dust emissions, including active operations, open storage piles, and 
inactive disturbed areas, as well as track-out and carry-out onto paved roads beyond a project area 
(SDAPCD 2009b). 

Construction of the proposed project, primarily during earth-disturbing activities, may result in 
fugitive dust emissions that would be subject to SDAPCD Rule 55. Fugitive dust emissions are not 
anticipated during operation of the proposed project. 

SDAPCD Regulation IV: Prohibitions; Rule 67.0.1: Architectural Coatings 

This rule requires manufacturers, distributors, and end users of architectural and industrial 
maintenance coatings to reduce VOC emissions from the use of these coatings, primarily by placing 
limits on the VOC content of various coating categories (SDAPCD 2015b). Construction and operation 
of the proposed project would include application of architectural coatings (e.g., paint and other 
finishes), which are subject to SDAPCD Rule 67.0.1. Architectural coatings used in the reapplication 
of coatings during operation of the proposed project would be subject to the VOC content limits 
identified in SDAPCD Rule 67.0.1, which applies to coatings manufactured, sold, or distributed within 
the County. 

SDAPCD Regulation XII: Toxic Air Contaminants; Rule 1200: Toxic Air Contaminants - New 
Source Review 

This rule requires new or modified stationary source units with the potential to emit TACs above rule 
threshold levels to either demonstrate that they will not increase the maximum incremental cancer 
risk above one in 1 million at every receptor location, demonstrate that toxics best available control 
technology will be employed if maximum incremental cancer risk is equal to or less than 10 in 
1 million, or demonstrate compliance with the SDAPCD’s protocol for those sources with an increase 
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in maximum incremental cancer risk at any receptor location of greater than 10 in 1 million but less 
than 100 in 1 million (SDAPCD 2017a).  

The proposed project includes an emergency diesel generator, which would be subject to 
SDAPCD Rule 1200, and would be subject to new source review requirements. 

SDAPCD Regulation XII: Toxic Air Contaminants; Rule 1210: Toxic Air Contaminant Public 
Health Risks – Public Notification and Risk Reduction 

This rule requires each stationary source required to prepare a public risk assessment to provide 
written public notice of risks at or above the following levels: maximum incremental cancer risks equal 
to or greater than 10 in 1 million, cancer burden equal to or greater than 1.0, total acute non-cancer 
health hazard index equal to or greater than 1.0, or total chronic non-cancer health hazard index 
equal to or greater than 1.0 (SDAPCD 2017b).  

The proposed project includes an emergency diesel generator, which would be subject to 
SDAPCD Rule 1210 and would be subject to public notification and risk reduction requirements.  

San Diego Association of Governments 

SANDAG is the regional planning agency for the County and serves as a forum for regional issues 
relating to transportation, the economy, community development, and the environment. SANDAG 
serves as the federally designated metropolitan planning organization for the County. With respect 
to air quality planning and other regional issues, SANDAG has prepared San Diego Forward: The 
Regional Plan (Regional Plan) for the San Diego region (SANDAG 2015). The Regional Plan combines 
the big-picture vision for how the region will grow over the next 35 years with an implementation 
program to help make that vision a reality. The Regional Plan, including its Sustainable Communities 
Strategy, is built on an integrated set of public policies, strategies, and investments to maintain, 
manage, and improve the transportation system so that it meets the diverse needs of the San Diego 
region through 2050. The Regional Plan was updated in 2021, which was the result of years of 
planning, data analysis, and community engagement to reimagine the San Diego region with a 
transformative transportation system, a sustainable pattern of growth and development, and 
innovative demand and management strategies (SANDAG 2021). The Regional Plan identifies 
reduction in the reliance of automobiles as the primary strategy for reducing air quality impacts in 
the region.  

City of San Diego Municipal Code 

The San Diego Municipal Code addresses air quality and odor impacts in Section 142.0710, Air 
Contaminant Regulations, which states that air contaminants including smoke, charred paper, dust, 
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soot, grime, carbon, noxious acids, toxic fumes, gases, odors, and particulate matter, or any 
emissions that endanger human health, cause damage to vegetation or property, or cause soiling 
shall not be permitted to emanate beyond the boundaries of the premises upon which the use 
emitting the contaminants is located (City of San Diego 2021). 

5.3.3 IMPACT ANALYSIS 

5.3.3.1 Issue 1: Air Quality Plan 

Issue 1: Would the project conflict with or obstruct implementation of the applicable air 
quality plan? 

Threshold 

To determine the significance of the proposed project’s emissions on the environment, the City of 
San Diego (City) CEQA Significance Determination Thresholds (City of San Diego 2022) were used. Per 
the City’s thresholds, the project would have a significant impact on air quality if the project would: 
Conflict with or obstruct implementation of the applicable air quality plan. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.3, the Church was determined consistent at a regional 
level with the underlying growth forecasts in the RAQS because the land use intensity and 
associated vehicle trips were anticipated in local air quality plans. Impacts related to the 
conflicting of the applicable air quality plan were determined to be less than significant.  Refer to 
the 2014 Church EIR Chapter 5. 3 for additional details. 

Changes in Circumstances/New Information 

SDAPCD and SANDAG are responsible for developing and implementing the clean air plans for 
attainment and maintenance of the ambient air quality standards in the SDAB; specifically, the SIP 
and RAQS. The federal O3 maintenance plan, which is part of the SIP, was adopted in 2016.3 The 
SIP includes a demonstration that current strategies and tactics will maintain acceptable air 
quality in the SDAB based on the NAAQS. The RAQS was initially adopted in 1991 and is updated 
on a triennial basis (most recently in 2016). The RAQS outlines SDAPCD’s plans and control 
measures designed to attain the state air quality standards for O3. The SIP and RAQS rely on 
information from CARB and SANDAG, including mobile and area source emissions, as well as 

 
3  For the purpose of this discussion, the relevant federal air quality plan is the ozone maintenance plan (SDAPCD 2012). The 

RAQS is the applicable plan for purposes of state air quality planning. Both plans reflect growth projections in the SDAB. 
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information regarding projected growth in the County as a whole and the cities in the County, to 
project future emissions and determine the strategies necessary for the reduction of emissions 
through regulatory controls. CARB mobile source emission projections and SANDAG growth 
projections are based on population, vehicle trends, and land use plans developed by the County 
and the cities in the County as part of the development of their general plans. 

If a project propose development that is greater than that anticipated in the local plan and 
SANDAG’s growth projections, the project might be in conflict with the SIP and RAQS and may 
contribute to a potentially significant cumulative impact on air quality. As with the Church parcel 
previously analyzed in the 2014 Church EIR, the Assisted Living Facility is designated as Residential 
and Park, Open Space and Recreation in the General Plan Land Use Element, and as Very Low 
Density Residential and Environment Tier in the North City Future Urbanizing Area Framework Plan. 
As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is zoned as AR-1-1. The zone conditionally allows for “Hospitals, Intermediate Care Facilities & 
Nursing Facilities” with a CUP. Additionally, as discussed in Section 5.1.3, the Assisted Living Facility 
would be consistent with the AR-1-1 zoning of the site. Therefore, the Assisted Living Facility does 
not propose a more intensive land use than what is allowed under the existing zone and it is 
reasonable to assume that the trip generation and development was anticipated in the RAQs. With 
approval of the CUP amendment via an Uncodified Ordinance, Site Development Permit (SDP) 
Amendment, and a Neighborhood Use Permit (NUP) for Comprehensive Sign Program, the Assisted 
Living Facility would not result in an inconsistency or conflict with the General Plan, NCFUA 
Framework Plan, and would conform to applicable policies and standards of the General Plan, 
NCFUA Framework Plan, and SDMC. Furthermore, as detailed in Section 5.3.3.2, below, the project 
would not result in a significant air quality impact with respect to construction- and operational-
related emissions of ozone precursors or criteria air pollutants. The project would also comply with 
all existing and new rules and regulations as they are implemented by the SDAPCD, CARB, and/or 
USEPA related to emissions generated during construction.  

Significance of Impact 

Because the proposed land use intensity has been anticipated in local air quality plans, the Assisted 
Living Facility would be consistent at a regional level with the underlying growth forecasts in the 
RAQS. Impacts would be less than significant. 

Based on the above, no new significant air quality impacts related to conflict with an air quality plan 
or substantial increases in previously identified air quality impacts analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 
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Mitigation 

No mitigation measures would be required. 

5.3.3.2 Issues 2 and 5: Air Quality Violation 

Issue 2: Would the project result in a violation of any air quality standard or contribute 
substantially to an existing or projected air quality violation?  

Issue 5: Would the project exceed 100 pounds per day of Particulate Matter (PM) dust? 

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), air 
quality plan inconsistency impacts may be significant if the project would exceed the SDAPCD 
screening criteria thresholds for stationary sources, or, if there are sensitive receptors involved, the 
national and state ambient air quality standards (see Section 5.3.2, Regulatory Setting). More 
specifically, the project would have a significant impact on air quality if the project would:  

• Violate any air quality standard or contribute substantially to an existing or projected air 
quality violation 

• Result in a cumulatively considerable net increase of any criteria pollutant for which the project 
region is non-attainment under an applicable federal or state ambient air quality standard 
(including release emissions which exceed quantitative thresholds for ozone precursors) 

As part of its air quality permitting process, the SDAPCD has established thresholds in Rule 20.2 
requiring the preparation of air quality impact assessments for permitted stationary sources 
(SDAPCD 2016c). The SDAPCD sets forth quantitative emissions thresholds below which a stationary 
source would not have a significant impact on ambient air quality. Project-related air quality impacts 
estimated in this environmental analysis would be considered significant if any of the applicable 
significance thresholds presented in Table 5.3-4 are exceeded. 

Table 5.3-4 
San Diego Air Pollution Control District Air Quality  

Significance Thresholds 

Construction Emissions  
Pollutant  Total Emissions (Pounds per Day) 

Respirable Particulate Matter (PM10)  100  
Fine Particulate Matter (PM2.5)  55  
Oxides of Nitrogen (NOx)  250  
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Table 5.3-4 
San Diego Air Pollution Control District Air Quality  

Significance Thresholds 

Oxides of Sulfur (SOx)  250  
Carbon Monoxide (CO)  550  
Volatile Organic Compounds (VOCs)  137a 

Operational Emissions  

Pollutant 
Total Emissions  

Pounds per Hour  Pounds per Day  Tons per Year  
PM10 — 100 15 
PM2.5

 — 55 10 
NOx 25 250 40 
SOx 25 250 40 
CO 100 550 100 

Operational Emissions  

Pollutant 
Total Emissions  

Pounds per Hour  Pounds per Day  Tons per Year  
Lead and Lead Compounds — 3.2 0.6 
VOCs  — 137a 15 

Sources: City of San Diego 2022; SDAPCD 2016b. 
Notes: — = not available. 
a  VOC threshold based on the threshold of significance for VOCs from the South Coast Air Quality 

Management District and the Monterey Bay Air Pollution Control District as stated in the City of 
San Diego’s Guidelines for Determining Significance. 

The thresholds listed in Table 5.3-4 represent screening-level thresholds that can be used to 
evaluate whether project-related emissions could cause a significant impact on air quality. Emissions 
below the screening-level thresholds would not cause a significant impact. The SDAPCD Air Quality 
Significance Thresholds shown in Table 5.3-4 were used to determine significance of proposed 
project-generated construction and operational criteria air pollutants; specifically, the proposed 
project’s potential to violate any air quality standard or contribute substantially to an existing or 
projected air quality violation. For nonattainment pollutants, if emissions exceed the thresholds 
shown in Table 5.3-4, the proposed project could have the potential to result in a cumulatively 
considerable net increase in these pollutants and, thus, could have a significant impact on the 
ambient air quality. 

With respect to odors, SDAPCD Rule 51 (Public Nuisance) prohibits emission of any material that 
causes nuisance to a considerable number of persons or endangers the comfort, health, or 
safety of any person. A project that proposes a use that would produce objectionable odors 
would be deemed to have a significant odor impact if it would affect a considerable number of 
off-site receptors.  
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Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.3, the Church was determined to not exceed City’s 
significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5 for daily construction and operational 
emissions. Impacts related to an environmental impact from an air quality violation were determined to 
be less than significant. Refer to the 2014 Church EIR Chapter 5. 3 for additional details. 

Changes in Circumstances/New Information  

Construction Assumptions 

For the purposes of modeling, it was assumed that construction of the Assisted Living Facility would 
commence in January 20234 and would last approximately 14 months, ending in March 2024. For the 
analysis, it was assumed that heavy construction equipment would be operating 5 days per week 
(22 days per month) during the construction of the Assisted Living Facility. Construction of the 
Assisted Living Facility would include 26,435 cubic yards of cut and 125 cubic yards of fill as 
represented in the grading phase, which would require 26,310 cubic yards of export. In addition, it a 
construction equipment fleet that meets an average EPA Tier 4 Interim emission standard or better 
(Compliance Measure [CM] AIR-2), as discussed in Table 3-2, Summary of Project Design Features 
and Compliance Measures, in Chapter 3.0, Project Description, would be made a condition of 
approval.5,6 The Church is currently under construction and is expected to be completed prior to 
construction of the Assisted Living Facility. 

The construction phasing schedule and duration, vehicle trip assumptions, and construction 
equipment mix used for estimating the project-generated construction emissions are summarized in 
Table 5.3-5. Detailed construction equipment and vehicle modeling assumptions are provided in 
Appendix C of this FSEIR. 

 
4  The analysis assumes a construction start date of January 2023, which represents the earliest date construction would 

initiate. Assuming the earliest start date for construction represents the worst-case scenario for criteria air pollutant 
emissions because equipment and vehicle emission factors for later years would be slightly less due to more stringent 
standards for in-use off-road equipment and heavy-duty trucks, as well as fleet turnover replacing older equipment and 
vehicles in later years. 

5  For example, if a Tier 4 Interim piece of equipment is not reasonably available at the time of construction and a lower tier 
equipment is used instead (e.g., Tier 3), another piece of equipment could be upgraded from a Tier 4 Interim to a higher 
tier (i.e., Tier 4 Final) or replaced with an alternative-fueled (not diesel-fueled) equipment to offset the emissions associated 
with using a piece of equipment that does not meet Tier 4 Interim standards. 

6  Tier 4 equipment was conservatively not incorporated into the emissions inventory. As such, the criteria air pollutants 
presented herein for construction equipment would be greater than expected. 
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Table 5.3-5 
Construction Scenario Assumptions 

Construction 
Phase 

Average 
Daily 

Worker 
Trips (One-

Way) 

Average 
Daily 

Vendor 
Truck Trips 
(One-Way) 

Total Haul 
Truck Trips 
(One-Way) Equipment Quantity 

Daily 
Usage 
Hours Start Date Finish Date 

Site 
Preparation 

18 0 0 Rubber Tired Dozers 3 8 1/1/2023 1/13/2023 
Tractors/ Loaders/ 
Backhoes 

4 8 

Grading 20 0 3,289 Graders 1 8 1/14/2023 3/1/2023 
Rubber-Tired Dozers 1 8 
Excavators 2 8 
Scrapers 2 8 
Tractors/Loaders/ 
Backhoes 

2 8 

Building 
Construction 

74 12 0 Crane 1 7 3/2/2023 3/4/2024 
Forklifts 3 8 
Generators Sets 1 8 
Tractors/Loaders/ 
Backhoes 

3 7 

Welders 1 8 
Paving 16 0 0 Pavers 2 8 11/1/2023 1/1/2024 

Paving Equipment 2 8 
Rollers 2 8 

Architectural 
Coating 

16 0 0 Air Compressor 1 6 9/1/2023 1/1/2024 

Source: Appendix C 
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The Assisted Living Facility is subject to SDAPCD Rule 55, Fugitive Dust Control. This rule requires 
that the Assisted Living Facility take steps to restrict visible emissions of fugitive dust beyond the 
property line. Compliance with Rule 55 would limit fugitive dust (PM10 and PM2.5) generated during 
grading and construction activities (see Table 3-2, measure CM-AIR-1). To account for dust control 
measures in the calculations, it is required that the active sites would be watered at least two times 
daily, resulting in an approximately 55% reduction of particulate matter, and reducing vehicle speed 
on unpaved roads to 15 miles per hour. Architectural coatings with a low-VOC content of 5 grams 
per liter for internal reapplication, and exterior architectural coatings would have a VOC content of 
50 grams per liter would be used for any application during construction (see Table 3-2, Project 
Design Feature [PDF] AIR-1). This would be a condition of approval.  

Construction Emissions 

Construction of the Assisted Living Facility would result in the temporary addition of pollutants to the 
local airshed caused by on-site sources (i.e., off-road construction equipment, soil disturbance, and VOC 
off-gassing) and off-site sources (i.e., haul trucks, vendor trucks, and worker vehicle trips). Specifically, 
implementation of the Assisted Living Facility would generate air pollutant emissions from entrained 
dust, off-road equipment, vehicle emissions, architectural coating, and asphalt pavement application. 
Entrained dust results from the exposure of earth surfaces to wind from the direct disturbance and 
movement of soil, resulting in PM10 and PM2.5 emissions. Exhaust from internal combustion engines used 
by construction equipment and on-road vehicles would result in emissions of VOC, NOx, CO, SOx, PM10, 
and PM2.5. The application of architectural coatings and asphalt pavement would also produce VOC 
emissions. Construction emissions can vary substantially day to day, depending on the level of activity, 
the specific type of operation, and for dust, the prevailing weather conditions.  

Criteria air pollutant emissions associated with construction activities were quantified using 
CalEEMod. Table 5.3-6 shows the estimated maximum daily construction emissions associated with 
the construction of the Assisted Living Facility. Complete details of the emissions calculations are 
provided in Appendix C. 

Table 5.3-6 
Estimated Maximum Daily Construction Criteria Air Pollutant Emissions 

Year 
VOC NOx CO SOx PM10 PM2.5 

Pounds per day 
2023 5.75 48.12 35.37 0.12 10.26 5.75 
2024 5.58 24.90 35.16 0.06 2.10 1.33 

Maximum 5.75 48.12 35.37 0.12 10.25 5.74 
City Threshold 137 250 550 250 100 55 

Threshold 
Exceeded? 

No No No No No No 
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Source: Appendix C 
Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide;  
SOx = sulfur oxides; PM10 = coarse particulate matter; PM2.5 = fine particulate matter;  
CalEEMod = California Emissions Estimator Model. 
The values shown are the maximum summer or winter daily emissions results from CalEEMod. 
Although not considered mitigation, these emissions reflect the CalEEMod “mitigated” output, which 
accounts for the required compliance with SDAPCD Rule 55 (Fugitive Dust) and Rule 67.0.1 
(Architectural Coatings). 

As shown in Table 5.3-6, daily construction emissions would not exceed the significance thresholds for 
any criteria air pollutant. Particulate matter emissions would also not exceed 100 pounds per day.  

Operation Assumptions 

Area Sources  

CalEEMod was used to estimate operational emissions from area sources, including emissions from 
consumer product use, architectural coatings, and landscape maintenance equipment. Emissions 
associated with natural gas usage in space heating and water heating are calculated in the building 
energy use module of CalEEMod, as described in the following text. 

Consumer products are chemically formulated products used by household and institutional 
consumers, including detergents; cleaning compounds; polishes; floor finishes; cosmetics; personal 
care products; home, lawn, and garden products; disinfectants; sanitizers; aerosol paints; and 
automotive specialty products. Other paint products, furniture coatings, or architectural coatings are 
not considered consumer products (CAPCOA 2021). Consumer product VOC emissions for the 
buildings are estimated in CalEEMod based on the floor area of buildings and on the default factor 
of pounds of VOC per building square foot per day. Consumer products associated with the parking 
lot and other asphalt surfaces include degreasers, which were estimated based on the square 
footage of the parking lot and the default factor of pounds of VOC per square foot per day. The 
CalEEMod default values for consumer products were assumed. 

VOC off-gassing emissions result from evaporation of solvents contained in surface coatings, such as 
in paints and primers used during building maintenance. CalEEMod calculates the VOC evaporative 
emissions from the application of surface coatings based on the VOC emission factor, the building 
square footage, the assumed fraction of surface area, and the reapplication rate. The VOC emissions 
factor is based on the VOC content of the surface coatings, and SDAPCD’s Rule 67.0.1 (Architectural 
Coatings) governs the VOC content for interior and exterior coatings. This rule requires 
manufacturers, distributors, and end users of architectural and industrial maintenance coatings to 
reduce VOC emissions from the use of these coatings, primarily by placing limits on the VOC content 
of various coating categories (SDAPCD 2015b). The applicant will use architectural coatings with a 
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low-VOC content of 5 grams per liter for internal reapplication, and exterior architectural coatings 
would have a VOC content of 50 grams per liter. The model default reapplication rate of 10% of area 
per year is assumed. Consistent with CalEEMod defaults, it is assumed that the surface area for 
painting equals 2.7 times the floor square footage, with 75% assumed for interior coating and 25% 
assumed for exterior surface coating (CAPCOA 2021).  

Landscape maintenance includes fuel combustion emissions from equipment such as lawn 
mowers, rototillers, shredders/grinders, blowers, trimmers, chainsaws, and hedge trimmers. The 
emissions associated with landscape equipment use are estimated based on CalEEMod default 
values for emission factors (grams per square foot of building space per day) and number of 
summer days (when landscape maintenance would generally be performed) and winter days. 
Consistent with PDF-AIR-2, outlined in Table 3-2 of the EIR, woodburning fireplaces or hearths would 
not be allowed as part of the Assisted Living Facility.  

Energy Sources 

As represented in CalEEMod, energy sources include emissions associated with building electricity 
and natural gas usage. Electricity use would contribute indirectly to criteria air pollutant emissions; 
however, the emissions from electricity use are only quantified for greenhouse gases in CalEEMod, 
since criteria pollutant emissions occur at the site of the power plant, which is typically off site. 

Mobile Sources 

Following the completion of construction activities, the Assisted Living Facility would generate 
criteria pollutant emissions from mobile sources (vehicular traffic) as a result of the residents and 
staff of the Assisted Living Facility. Assisted Living Facility specific trip generation of 234 daily 
weekday trips was assumed and weekend trip rates were adjusted based on CalEEMod default trip 
rates. CalEEMod default data, including trip characteristics and emissions factors, were used for 
the model inputs. Assisted Living Facility related traffic was assumed to include a mixture of 
vehicles in accordance with the associated use, as modeled within CalEEMod. Emission factors 
representing the vehicle mix and emissions for 2024 were used to estimate emissions associated 
with vehicular sources. 

Stationary Sources  

The Assisted Living Facility would install and operate a Cummins Model 300DWDAC 
455 horsepower emergency diesel generator. While use of the generator during an emergency is 
not included in the emissions inventory as they are speculative, emissions associated with testing 
and maintenance of the generator are included. The generator was assumed to be tested for 
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maximum of 1 hour per day and up to a total of 12 hours per year. CalEEMod was used to 
estimate emissions from emergency generator testing and maintenance. 

Operational Emissions 

Operation of the Assisted Living Facility would generate VOC, NOx, CO, SOx, PM10, and PM2.5 
emissions from mobile sources (vehicular traffic), area sources (consumer products, architectural 
coatings, landscaping equipment), energy sources (natural gas appliances, space and water heating), 
and routine testing and maintenance of the diesel emergency generator stationary source. Pollutant 
emissions associated with long-term operations were quantified using CalEEMod. 

Table 5.3-7 presents the maximum daily area, energy, mobile, and stationary source emissions 
associated with operation (Year 2024) of the Assisted Living Facility without mitigation. The values 
shown are the maximum summer or winter daily emissions results from CalEEMod. Details of the 
emission calculations are provided in Appendix C.  

Table 5.3-7 
Estimated Maximum Daily Operational Criteria Air Pollutant Emissions 

Emission Source 
VOC NOx CO SOx PM10 PM2.5 

Pounds per day 
Area  2.59 0.10 8.67 <0.01 0.05 0.05 
Energy  0.02 0.19 0.08 <0.01 0.02 0.02 
Mobile 0.82 0.90 7.52 0.01 1.72 0.47 
Stationary Source – 
Generator  

0.75 2.09 1.90 <0.01 0.11 0.11 

Total 4.18 3.28 18.17 0.02 1.89 0.64 
City Threshold 137 250 550 250 100 55 

Threshold Exceeded? No No No No No No 
Source: Appendix C 
Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide;  
SOx = sulfur oxides; PM10 = coarse particulate matter; PM2.5 = fine particulate matter;  
CalEEMod = California Emissions Estimator Model. 
The values shown are the maximum summer or winter daily emissions results from CalEEMod. 
Values of “<0.01” indicate that the estimated emissions are less than two decimals. These emissions 
reflect the CalEEMod “mitigated” output, which accounts for compliance with SDAPCD Rule 67.0.1 
(Architectural Coatings). Totals may not sum due to rounding. 

The project would implement PDF-AIR-1 and PDF-AIR-2 and CM-AIR-1 and CM-AIR-2 as detailed in 
Table 3-2. As shown in Table 5.3-7, the combined daily area, energy, and mobile source emissions 
would not exceed the City’s operational thresholds for VOC, NOx, CO, SOx, PM10, and PM2.5. 
Particulate matter emissions would also not exceed 100 pounds per day. 
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Significance of Impact 

As required through the design and as regulatory compliance for the Assisted Living Facility, daily 
construction and operational emissions of the Assisted Living Facility would not exceed the City’s 
significance thresholds for VOC, NOx, CO, SOx, PM10 or PM2.5. with the inclusion of PDF-AIR-1 and 
PDF AIR-2 and CM-AIR-1 and CM-AIR-2 as detailed in Table 3-2. Particulate matter emissions would 
also not exceed 100 pounds per day. Impacts would be less than significant.  

Based on the above, no new significant air quality impacts from construction and operational 
emissions or substantial increases in previously identified air quality impacts analyzed and disclosed 
in the previously certified 2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation measures would be required. 

5.3.3.3 Issue 3: Exposure to Pollutants 

Issue 3: Would the project expose sensitive receptors to substantial pollutant concentrations? 

Threshold 

To determine the significance of the proposed project’s emissions on the environment, the City‘s 
CEQA Significance Determination Thresholds (City of San Diego 2022) were used. Per the City’s 
thresholds, the project would have a significant impact on air quality if the project would:  

• Expose sensitive receptors to substantial pollutant concentration including air toxics such as 
diesel particulates… As adopted by the South Coast Air Quality Management District 
(SCAQMD) in their CEQA Air Quality Handbook (Chapter 4), a sensitive receptor is a person in 
the population who is particularly susceptible to health effects due to exposure to an air 
contaminant than is the population at large. Sensitive receptors (and the facilities that house 
them) in proximity to localized CO sources, toxic air contaminants or odors are of particular 
concern. Examples include: long-term health care facilities, rehabilitation centers, 
convalescent centers, retirement homes, residences, schools, playground, child care centers, 
and athletic facilities. 
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Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.3, construction of the Church was determined to not 
result in a long-term exposure of sensitive receptors to substantial concentration of TACs. Impacts 
would be less than significant regarding sensitive receptors. Impacts related to exposure of 
sensitive receptors were determined to be less than significant. Refer to the 2014 Church EIR 
Chapter 5.3 for additional details. 

Changes in Circumstances/New Information 

Air quality varies as a direct function of the amount of pollutants emitted into the atmosphere, the 
size and topography of the air basin, and the prevailing meteorological conditions. Air quality 
problems arise when the rate of pollutant emissions exceeds the rate of dispersion. Reduced 
visibility, eye irritation, and adverse health impacts upon those persons termed sensitive receptors 
are the most serious hazards of existing air quality conditions in the area. Some land uses are 
considered more sensitive to changes in air quality than others, depending on the population 
groups and the activities involved. People most likely to be affected by air pollution, as identified by 
the City (City of San Diego 2022), include children, the elderly, athletes, and people with 
cardiovascular and chronic respiratory diseases. As such, sensitive receptors include residences, 
schools, playgrounds, childcare centers, athletic facilities, long-term healthcare facilities, 
rehabilitation centers, convalescent centers, and retirement homes. As with the Church parcel 
previously analyzed in the 2014 Church EIR, the nearest sensitive receptors to the Assisted Living 
Facility are residential receptors to the south and the adjacent church. The Assisted Living Facility 
would bring the project closer to the residences on the southern portion of the project site by 
approximately 290 feet. Additionally, the Assisted Living Facility would also introduce new on-site 
sensitive receptors (Assisted Living Facility) to the area. 

Health Impacts of Toxic Air Contaminants 

“Incremental cancer risk” is the net increased likelihood that a person continuously exposed to 
concentrations of TACs resulting from a project over a 9-, 30-, and 70-year exposure period would 
contract cancer based on the use of standard Office of Environmental Health Hazard Assessment 
risk-assessment methodology (OEHHA 2015). In addition, some TACs have non-carcinogenic effects. 
TACs that would potentially be emitted during construction activities would be DPM, emitted from 
heavy-duty construction equipment and heavy-duty trucks. Heavy-duty construction equipment and 
diesel trucks are subject to the CARB Airborne Toxic Control Measures to reduce DPM emissions. 
According to the Office of Environmental Health Hazard Assessment, health risk assessments, which 
determine the exposure of sensitive receptors to toxic emissions, should be based on a 30-year 
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exposure period for the maximally exposed individual resident; however, such assessments should 
be limited to the period/duration of activities associated with the Assisted Living Facility (OEHHA 
2015). Thus, the duration of Assisted Living Facility construction activities (approximately 14 
months) would only constitute a small percentage of the total long-term exposure period and would 
not result in exposure of proximate sensitive receptors to substantial TACs. In addition, as a 
condition of approval, a construction equipment fleet that meets an average EPA Tier 4 Interim 
emission standard or better would be used, which would substantially reduce the generation of 
DPM from on-site diesel construction equipment.  

The Assisted Living Facility would operate an emergency diesel generator, and the generator would 
be located 200 feet from the nearest sensitive receptor, the residential neighborhood to the south. 
The generator would operate 12 hours per year for testing, which would be a much shorter duration 
than the 30-year, continuously exposed, exposure duration. Furthermore, the emergency generator 
would be subject to SDACPD rules and permitting requirements, which would include compliance 
with SDAPCD’s Best Available Control Technology requirements. Finally, according to the 
representative Del Mar meteorological station, the predominant wind direction at the site is towards 
the east and, thus, away from the residential receptors to the south of the Assisted Living Facility 
parcel. Therefore, the project as amended would not result in the exposure of sensitive receptors to 
a substantial amount of TAC emissions as previously identified in the 2014 Church EIR.  

Health Impacts of Carbon Monoxide 

Mobile-source impacts occur on two basic scales of motion. Regionally, Assisted Living Facility 
related travel would add to regional trip generation and increase the vehicle miles traveled within 
the local airshed and the SDAB. Locally, traffic from the Assisted Living Facility will be added to the 
City’s roadway system. If such traffic occurs during periods of poor atmospheric ventilation, consists 
of a large number of vehicles “cold-started” and operating at pollution-inefficient speeds, and 
operating on roadways already crowded with non-project traffic, there is a potential for the 
formation of microscale CO “hotspots” in the area immediately around points of congested traffic.  

The Assisted Living Facility ’s daily trips were determined to not exceed the City’s daily trip screening 
thresholds; thus, a transportation Impact Analysis and a Local Mobility Analysis was determined to 
not be required (City of San Diego 2022). The Assisted Living Facility would generate 234 daily trips, 
10 peak hourly AM vehicle trips, and 18 peak hourly PM trips. Because the Assisted Living Facility 
would not increase the daily traffic volumes or the peak hourly traffic volumes by a substantial 
amount, a CO hotspot is not anticipated to occur.  
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Health Impacts of Other Criteria Air Pollutants 

As indicated in Tables 5.3-6 and 5.3-7, construction and operation of the Assisted Living Facility would 
not result in emissions that exceed the City’s emission thresholds for any criteria air pollutants.  

Some VOCs would be associated with motor vehicles and construction equipment, while others 
would be associated with architectural coatings, the emissions of which would not result in the 
exceedances of the City’s thresholds. Generally, the VOCs in architectural coatings are of relatively 
low toxicity. Additionally, SDAPCD Rule 67.0.1 restricts the VOC content of coatings for both 
construction and operational applications. Furthermore, as required by PDF-AIR-1, architectural 
coatings with a low-VOC content of 5 grams per liter for internal reapplication will be used, and 
exterior architectural coatings would have a maximum VOC content of 50 grams per liter for any 
application during construction and operation. 

In addition, VOCs and NOx are precursors to O3, for which the SDAB is designated as nonattainment 
with respect to the NAAQS and CAAQS. (The SDAB is designated by the EPA as an attainment area 
for the 1-hour O3 NAAQS standard and 1997 8-hour NAAQS standard.) The health effects associated 
with O3 are generally associated with reduced lung function. The contribution of VOCs and NOx to 
regional ambient O3 concentrations is the result of complex photochemistry. The increases in O3 
concentrations in the SDAB due to O3 precursor emissions tend to be found downwind from the 
source location to allow time for the photochemical reactions to occur. However, the potential for 
exacerbating excessive O3 concentrations would also depend on the time of year that the VOC 
emissions would occur because exceedances of the O3 ambient air quality standards tend to occur 
between April and October when solar radiation is highest. The overall effect of a single project’s 
emissions of O3 precursors is speculative due to the lack of reliable methods to meaningfully assess this 
impact. Nonetheless, the VOC and NOx emissions associated with the construction of the Assisted 
Living Facility could minimally contribute to regional O3 concentrations and the associated health 
impacts. Due to the minimal contribution during construction and operation, health impacts would not 
be significant.  

Similar to O3, construction of the Assisted Living Facility would not exceed thresholds for PM10 or 
PM2.5 and would not contribute to exceedances of the NAAQS and CAAQS for particulate matter. The 
Assisted Living Facility would also not result in substantial DPM emissions during construction and 
operation, and therefore, would not result in significant health effects related to DPM exposure. As 
with the Church analyzed in the 2014 Church EIR, the Assisted Living Facility would be required to 
comply with SDAPCD Rule 55, which limits the amount of fugitive dust generated during 
construction. As such, the project would result in a minimal contribution of particulate matter during 
construction and operation.  
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Regarding NO2, according to the construction emissions analysis, construction of the Assisted Living 
Facility would not contribute to exceedances of the NAAQS and CAAQS for NO2. NO2 (which is a 
constituent of NOx) health impacts are associated with respiratory irritation, which may be 
experienced by nearby receptors during the periods of heaviest use of off-road construction 
equipment. However, these operations would be relatively short term and off-road construction 
equipment would be operating at various portions of the Assisted Living Facility parcel and would 
not be concentrated in one portion of the Assisted Living Facility parcel at any one time.  

The VOC and NOx emissions, as described previously, would minimally contribute to regional O3 
concentrations and its associated health effects. In addition to O3, NOx emissions would not 
contribute to potential exceedances of the NAAQS and CAAQS for NO2. As shown in Table 5.3-2, the 
existing NO2 concentrations in the area are well below the NAAQS and CAAQS standards. Thus, it is 
not expected that the Assisted Living Facility ’s operational NOx emissions would result in 
exceedances of the NO2 standards or contribute to the associated health effects. CO tends to be a 
localized impact associated with congested intersections. The associated CO “hotspots” were 
discussed previously as a less-than-significant impact. Thus, the Assisted Living Facility ’s CO 
emissions would not contribute to significant health effects associated with this pollutant. Likewise, 
PM10 and PM2.5 would not contribute to potential exceedances of the NAAQS and CAAQS for particulate 
matter, would not obstruct the SDAB from coming into attainment for these pollutants, and would not 
contribute to significant health effects associated with particulates. 

Significance of Impact 

The Assisted Living Facility would not expose sensitive receptors to substantial pollutant 
concentrations of TACs or criteria air pollutants during short-term construction and long-term 
operations. This impact would be less than significant. 

Based on the above, no new significant air quality impacts related to exposure of sensitive receptors 
or substantial increases in previously identified air quality impacts analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation measures would be required.  
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5.3.3.4 Issue 4: Odors 

Issue 4: Would the project create objectionable odors affecting a substantial number of people? 

Threshold 

To determine the significance of the proposed project’s emissions on the environment, the City’s 
CEQA Significance Determination Thresholds (City of San Diego 2022) were used. Per the City’s 
thresholds, the project would have a significant impact on air quality if the project would:  

• Create objectionable odors affecting a substantial number of people. The City also states that 
the significance of potential odor impacts should be determined based on what is known 
about the quantity of the odor compound(s) that would result from the project’s proposed 
use(s), the types of neighboring uses potentially affected, the distance(s) between the project’s 
point source(s) and the neighboring uses such as sensitive receptors, and the resultant 
concentration(s) at the receptors. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.3, construction and operation of the Church was 
determined to not result in the creation of a land use that is commonly associated with odors. Impacts 
would be less than significant regarding sensitive receptors. Impacts related to odor were determined 
to be less than significant. Refer to the 2014 Church EIR Chapter 5. 3 for additional details. 

Changes in Circumstances/New Information 

Section 41700 of the California Health and Safety Code and SDAPCD Rule 51 (Public Nuisance) 
prohibit emissions from any source whatsoever in such quantities of air contaminants or other 
material that cause injury, detriment, nuisance, or annoyance to the public health or damage to 
property. Projects required to obtain permits from SDAPCD are evaluated by SDAPCD staff for 
potential odor nuisance, and conditions may be applied (or control equipment required) where 
necessary to prevent occurrence of public nuisance. As this regulation was enacted January 1, 2014, 
it does not represent a change in circumstances. 

SDAPCD Rule 51 (Public Nuisance) also prohibits emission of any material that causes nuisance to 
a considerable number of persons or endangers the comfort, health, or safety of any person. A 
project that proposes a use that would produce objectionable odors would be deemed to have a 
significant odor impact if it would affect a considerable number of off-site receptors. Odor issues 
are very subjective by the nature of odors themselves and due to the fact that their 
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measurements are difficult to quantify. As a result, this guideline is qualitative and will focus on 
the existing and potential surrounding uses and location of sensitive receptors. 

The occurrence and severity of potential odor impacts depends on numerous factors: the nature, 
frequency, and intensity of the source; the wind speeds and direction; and the sensitivity of receiving 
location each contribute to the intensity of the impact. Although offensive odors seldom cause physical 
harm, they can be annoying, cause distress among the public, and generate citizen complaints.  

Construction 

As with the construction of the Church previously analyzed in the 2014 Church EIR, odors would 
be potentially generated from vehicles and equipment exhaust emissions during construction of the 
proposed Assisted Living Facility. Potential odors produced during proposed construction would be 
attributable to concentrations of unburned hydrocarbons from tailpipes of construction equipment, 
architectural coatings, and asphalt pavement application. Such odors would disperse rapidly from 
the Assisted Living Facility parcel and generally occur at magnitudes that would not affect 
substantial numbers of people. In conclusion, construction of the project would not result in 
creation of objectionable odors affecting a substantial number of people as previously disclosed 
in the 2014 Church EIR. 

Operation 

Land uses and industrial operations associated with odor complaints include agricultural uses, 
wastewater treatment plants, food-processing plants, chemical plants, composting, refineries, 
landfills, dairies, and fiberglass molding (SCAQMD 1993). Neither the Church nor the Assisted Living 
Facility includes any of the land uses typically associated with odor complaints. In conclusion, 
operation of the project would not result in creation of objectionable odors affecting a 
substantial number of people as previously disclosed in the 2014 Church EIR. 

Significance of Impact 

Impacts associated with odors during construction and/or operation for the Assisted Living Facility 
would be less than significant.  

Based on the above, no new significant air quality impacts related to odor or substantial increases in 
previously identified odor impacts analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications. 

Mitigation 

No mitigation measures would be required. 
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5.3.3.5 Issue 6: Air Movement 

Issue 6: Would the project result in substantial alteration of air movement in the area of 
the project? 

Threshold 

Impacts would be significant if the project results in a substantial alteration of air movement in the 
area of the project. 

Impact 

Previous EIR 

The previous 2014 Church EIR did not identify any significant impacts related to the substantial 
alteration of air movement in the area of the Church parcel.  

Changes in Circumstances/New Information 

The issue of air movement in an area is usually associated with placement of high structures in 
proximity to one-another that can result in tunneling of air movement in an area that was previously 
unobstructed. As with the Church previously analyzed in the 2014 Church EIR, the Assisted Living 
Facility would exceed the baseline 30-foot height limit because the proposed height of the Assisted 
Living Facility would be 40 feet tall. However, an additional 10 feet of building height is allowed per 
each 10 feet increase of setbacks per San Diego Municipal Code Section 131.0344. The Assisted 
Living Facility would be required to provide a minimum of 20-foot setback, Surrounding land uses 
include residential development to the south, a church to the west, and open space to the east. The 
Assisted Living Facility proposes landscaping throughout the site, but focuses heavy landscaping 
along the southern and eastern boundaries adjacent to the Villas at Stallions Crossing development 
and Multi-Habitat Planning Area (MHPA). The Assisted Living Facility would also retain 1.12 acres in 
the eastern area of the site as open space in accordance with the existing designated MHPA. These 
areas retain general air flow patterns travelling unobstructed predominantly from the west. All of 
these considerations result in air flow continuing to follow geographic cues in this area and winding 
through and around project related built structures. Although localized effects would vary from the 
existing condition of the open area, substantial alteration of air movement would not occur. 

Significance of Impact 

Based on the above, no new significant impacts to air movement would occur as a result of the 
project modifications. Impacts relating to substantial alternations of air movement would be less 
than significant.  
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Based on the above, no new significant air movement impacts would occur relative to the previously 
certified 2014 Church EIR as a result of the project modifications. 

Mitigation 

No mitigation measures would be required. 
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5.4 BIOLOGICAL RESOURCES 

Chapter 5.4, Biological Resources, of the 2014 St. John Garabed Armenian Church Final 
Environmental Impact Report (2014 Church EIR) discloses information regarding the approved 
St. John Garabed Armenian Church (Church) and associated biological resource impacts. A summary 
of that analysis is included in for each biological resource issue in Section 5.4.3 below for the 
convenience of the reader. However, refer to the 2014 Church EIR Chapter 5.4 for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
biological resource analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. 
This section describes existing biological resources on the Assisted Living Facility parcel and 
discusses potential project impacts to these resources. The analysis is based on the following 
technical analysis, which is included as Appendix D to this FSEIR:  

• Biological Technical Report for the El Camino Real Assisted Living Facility Project, City of 
San Diego Project Number 666165, prepared by Dudek in January 2022.  

A review of pertinent literature and online database searches was completed by an expert biologist 
to assist with the biological resource and informal jurisdictional delineation efforts. In addition, 
biological surveys of the Assisted Living Facility parcel were conducted by biologists in 2020 
including a general biological survey and vegetation mapping. An additional site visit was conducted 
in April 2023 and confirmed that the existing conditions are consistent with the results of the 2020 
survey. The methods identified in the City’s Biology Guidelines (City of San Diego 2018a) were utilized 
to prepare the Biological Technical Report (Appendix D) and the following analysis. 

5.4.1 EXISTING CONDITIONS 

Vegetation Communities 

The study area is defined as the Assisted Living Facility’s impact footprint and a surrounding 300-foot 
survey area. Four non-native vegetation communities/ land cover types and one wetland community 
were identified within the Assisted Living Facility parcel: eucalyptus woodland, disturbed habitat, 
non-native woodland, urban/developed, and arundo-dominated riparian. Additional communities 
mapped within the larger 300-foot survey area, located outside the limits of work, included Diegan 
coastal sage scrub, non-native grassland (broadleaf-dominated), land, mule fat scrub, southern 
willow scrub, disturbed herbaceous wetland, and disturbed cismontane alkali marsh. These 
communities or land cover types are described below, their acreages are presented in Table 5.4-1, 
and their locations are shown in Figure 5.4-1, Existing Biological Resources. Also included in Table 
5.4-1 are the sensitivity designations of each vegetation community according to the Tiers described 
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in the City’s Biology Guidelines (City of San Diego 2018a). Tiers I through IIIb, in addition to all 
wetlands, are considered sensitive habitat, while Tier IV is not considered sensitive. As described in 
further detail below, the Assisted Living Facility parcel contains one wetland habitat but no other 
sensitive habitat; the study area contains several sensitive habitat types consisting of Tier II coastal 
sage scrub, Tier IIIb non-native grassland and several wetland habitat types.  

Table 5.4-1 
Vegetation Communities and Land Cover Types 

Vegetation 
Community/  

Land Cover Type 

City of San Diego 
Biology 

Guidelines 
Vegetation 
Community 

MSCP 
Subarea  
Plan Tier 

ALF 
Parcel 
(acres) 

Buffer 
Area 

(acres) 

Total 
Study 
Area 

(Acres) 
Native Vegetation Communities 

Coastal Sage Scrub  
Coastal Sage 
Scrub 

II — 0.94 0.94 

Non-Native Vegetation Communities and Land Covers 
Disturbed Habitat Disturbed Land IV 3.11 2.80 5.91 
Eucalyptus Woodland Eucalyptus 

Woodland 
IV 0.79 0.93 1.72 

Non-Native Woodland Ornamental 
Plantings 

IV 0.01 0.20 0.21 

Non-Native Grassland: 
Broadleaf-Dominated 

Non-Native 
Grassland 

IIIB — 0.82 0.82 

Urban/Developed Land N/A N/A 0.02 7.75 7.77 
Wetlands 

Mule Fat Scrub Riparian Scrub Wetland — 0.18 0.18 
Sothern Willow Scrub Riparian Scrub Wetland — 0.38 0.38 
Disturbed Herbaceous 
Wetland 

Disturbed 
Wetland 

Wetland — 0.11 0.11 

Disturbed Cismontane 
Alkali Marsh 

Freshwater Marsh Wetland — 1.10 1.10 

Arundo-dominated 
Riparian 

Disturbed 
Wetland 

Wetland 0.03 0.10 0.13 

Total* 3.96 15.30 19.27 
Source: Appendix D.  
Notes: ALF= Assisted Living Facility 
* Some numbers may not sum due to rounding. 
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Coastal Sage Scrub; Tier II 

Coastal sage scrub is a native vegetation community that is composed of a variety of soft, low, 
aromatic shrubs, characteristically dominated by drought-deciduous species—such as California 
sagebrush (Artemisia californica), California buckwheat (Eriogonum fasciculatum), and sages (Salvia 
spp.)—with scattered evergreen shrubs, including lemonadeberry (Rhus integrifolia) and laurel sumac 
(Malosma laurina) (Oberbauer et al. 2008).  

Coastal sage scrub is present in a small patch just southeast of the Assisted Living Facility parcel 
and on the western side of El Camino Real; this community is not present on the Assisted Living 
Facility parcel or within the Assisted Living Facility footprint, but occurs in the study area. Coastal 
sage scrub in the study area consists of California sagebrush, black sage (Salvia mellifera), coyote 
brush (Baccharis pilularis), broom baccharis (Baccharis sarothroides), and mule fat (Baccharis salicifolia 
ssp. salicifolia). This vegetation community is considered a Tier II habitat by the City’s Biology 
Guidelines (City of San Diego 2018a). 

Disturbed Habitat/Land; Tier IV  

Disturbed lands are areas which have been subject to extensive physical anthropogenic disturbance 
and as a result cannot be identified as a native or naturalized vegetation association. However, these 
areas typically still have a recognizable soil substrate. The existing vegetation is typically composed 
of non-native ornamental or exotic species (Oberbauer et al. 2008). 

Disturbed land comprises majority of the Assisted Living Facility parcel site, the active construction 
site to the north of the Assisted Living Facility parcel, and small strips of land around the existing 
development to the south. Although some stands of non-native vegetation occur within the 
disturbed land in the study area, historical aerial imagery shows that the Assisted Living Facility 
footprint and most of the land to the north has been used as active agricultural land within the past 
5 years (Google Earth 2020). Most of the disturbed land within the study area has been recently 
mowed, graded, or used to store heavy machinery and equipment associated with the construction 
of the Church on the parcel to the north. This land cover is ranked as Tier IV and is not considered 
sensitive under the City’s Biology Guidelines (City of San Diego 2018a).  

Eucalyptus Woodland; Tier IV 

Eucalyptus Woodland includes eucalyptus species (Eucalyptus globulus, E. camaldulensis, or E. spp.) 
planted as trees, groves, and windbreaks that form thickets with minimal shrubby understory to 
scattered trees with a well-developed understory (Oberbauer et al. 2008). In most cases however, 
eucalyptus trees form dense stands with closed canopies where the understory is either 
depauperate or absent owing to shade and the possible allelopathic (toxic) properties of the 
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eucalyptus leaf litter. Although eucalyptus woodlands are of limited value to most native plants and 
animals, they frequently provide nesting and perching sites for several raptor species. 

Eucalyptus Woodland occurs in the far eastern portion of the Assisted Living Facility parcel, outside 
of the Assisted Living Facility footprint, and is contiguous with eucalyptus woodland in the larger 
study area. The understory of the eucalyptus woodland in the study area is quite mixed and consists 
of poison oak (Toxicodendron diversilobum), tree tobacco (Nicotiana glauca), lemonadeberry, blue 
elderberry (Sambucus nigra ssp. caerulea), Canary Island date palm (Phoenix canariensis), and 
hottentot-fig (Carpobrotus edulis). Eucalyptus woodland is classified as a Tier IV vegetation 
community under the City’s Biology Guidelines (City of San Diego 2018a). 

Non-native Woodland 

This vegetation community refers to areas of exotic trees, usually intentionally planted, that are not 
maintained or artificially irrigated (Oberbauer et al. 2008). 

Non-native woodland occurs in a small portion on the northeastern edge of the Assisted Living 
Facility parcel and extends north of the site into the larger study area. There are scattered olive 
(Olea europaea) and Mexican fan palm (Washingtonia robusta) trees in this community with an 
understory of non-native weedy species like black mustard (Brassica nigra). This vegetation 
community is not listed in the City’s Biology Guidelines (City of San Diego 2018a), but most closely 
matches ornamental plantings that are ranked as Tier IV. 

Non-Native Grassland: Broadleaf Dominated  

Non-native grassland (broadleaf dominated) is a subset of non-native grassland that is dominated by 
one or several non-native, invasive broadleaf species like black mustard, short-pod mustard 
(Hirschfeldia incana) and fennel (Foeniculum vulgare) (Oberbauer et al. 2008).  

Non-native grassland (broadleaf-dominated) occurs northeast and southeast of the Assisted Living 
Facility parcel (in the larger study area) on slopes adjacent to historical dirt roads and development; 
this community is not present on site and only occurs in the study area. Within the study area, this 
vegetation community is dominated by black mustard, fennel, and tree tobacco. The City’s Biology 
Guidelines (City of San Diego 2018a) do not distinguish between this variety and general non-native 
grassland; therefore, it is considered synonymous with non-native grassland, a Tier IIB habitat. 

Disturbed Herbaceous Wetland 

Herbaceous wetland is a seasonal wetland habitat that supports a variety of herbaceous annual 
species like annual beard grass (Polypogon monspeliensis) (Oberbauer et al. 2008). 
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Herbaceous wetland is present within the southern portion of the Multi-Habitat Planning Area 
(MHPA) open space to the east of the Assisted Living Facility parcel within the larger study area. 
Disturbed herbaceous wetland in the study area is dominated by one non-native, hydrophytic plat 
species: bristly ox-tongue (Helminthotheca echioides). The complete lack of native plant species in this 
community implies that this area should be classified as disturbed wetland according to the City’s 
Biology Guidelines (City of San Diego 2018a).  

Disturbed Cismontane Alkali Marsh  

Cismontane alkali marsh is a wetland habitat dominated by low, perennial, herbaceous plants 
adapted to places where standing water or saturated soils are present for a considerable portion 
of the year (Oberbauer et al. 2008). High evaporation and low input of freshwater render these 
marshes somewhat alkaline, especially during the summer. Plant species composition within this 
community tends to consist of halophytes such as southwestern spiny rush (Juncus acutus ssp. 
leopoldii), and certain sedges over the typical cattail-bulrush mix of freshwater marsh.  

Cismontane alkali marsh is present in the northeastern corner of the study area to the east of the 
Assisted Living Facility parcel within the larger study area and the MHPA. This habitat is considered 
disturbed in the study area since it is dominated by non-native wetland species like prostrate 
spearscale (Atriplex prostrata), bristly ox-tongue, broad-leaf peppergrass (Lepidium latifolium), curly 
dock (Rumex crispus), and annual beard grass. Several native wetland species like Pacific pickleweed 
(Salicornia pacifica), alkali mallow (Malvella leprosa), cocklebur (Xanthium strumarium), California 
bulrush (Schoenoplectus californicus), and salt grass (Distichlis spicata) are present within this 
community as well. Many of these species are salt-loving and the overall composition of this 
community suggests a mix between coastal salt marsh and freshwater marsh; cismontane alkali 
marsh was considered the best classification for this area since this marsh does not physically 
connect to the San Dieguito River/Lagoon to the north. Despite moderate disturbance, the presence 
of several native wetland species and the lack of human modification in the area since 2003 (Google 
Earth 2020) implies that this community should be classified as freshwater marsh in the City’s 
Biology Guidelines (City of San Diego 2018a); it is considered a wetland community. 

Arundo-Dominated Riparian/ Disturbed Wetland  

Arundo-dominated riparian comprises one dense stand of giant reed (Arundo donax) south of the 
Eucalyptus woodland in the far eastern portion of the Assisted Living Facility parcel and the larger 
study area. Arundo-dominated riparian is composed of monotypic or nearly monotypic stands of 
giant reed that are fairly widespread in Southern California. Typically, it occurs on moist soils and in 
streambeds and may be related directly to soil disturbance or the introduction of propagates by 
grading or flooding. This land cover is considered synonymous with disturbed wetland according to 
the City’s Biology Guidelines (City of San Diego 2018a). 
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Plants and Animals 

A total of 63 species of vascular plants, 28 native (44%) and 35 non-native (56%), were recorded 
during the biological reconnaissance survey for the Assisted Living Facility. A cumulative list of all 
common and sensitive plant species observed in the study area are provided in Appendix D.  

The study area supports habitat primarily for coastal sage scrub, woodland, grassland and 
riparian/wetland wildlife species within coastal sage scrub, eucalyptus woodland, non-native 
grassland, cismontane alkali marsh, disturbed wetland, and riparian scrub (southern willow scrub 
and mule fat scrub) located east of the Assisted Living Facility footprint within the MHPA 
(Figure 5.4-1). These habitats provide foraging and nesting habitat for migratory and resident bird 
species and other wildlife species, including sensitive riparian species. Areas of these vegetated 
communities within the study area also likely to provide cover and foraging opportunities for small 
reptiles and other mammal species. 

A total of nine wildlife species were recorded during the biological reconnaissance surveys in the study 
area. Of the nine wildlife species observed during field surveys, two are considered special status 
and are described in further detail below. A list of wildlife species observed in the study area during 
field surveys is provided in Appendix D. 

Special-Status Plants  

No naturally-occurring special-status plant species were observed on the site during the 20201 field 
reconnaissance; none have moderate or high potential to occur on the Assisted Living Facility 
parcel since it lacks suitable habitat. In the adjacent study area, however, sensitive plant species with 
a moderate potential to occur in coastal sage scrub or the disturbed cismontane alkali marsh include 
sand-loving wallflower (Erysimum ammophilum; AKA coast wallflower), beach goldenaster (Heterotheca 
sessiliflora ssp. sessiliflora) and Coulter’s goldfields (Lasthenia glabrata ssp. coulteri). Sand-loving 
wallflower is listed as California Rare Plant Rank (CRPR) 1B.2, beach goldenaster is listed as CRPR 1B.1, 
and Coulter’s goldfields is listed as CRPR 1B.1. Beach goldenaster and Coulter’s goldfields are not 
San Diego Multiple Species Conservation Program (MSCP)-covered species, while sand-loving 
wallflower is a MSCP-covered species. These species are described in further detail in Appendix D.  

Several ornamental Torrey pine individuals were observed within the study area in the parking 
lot of Evangelical Formosan Church, immediately to the west of the Assisted Living Facility 
footprint. These individuals were artificially planted as ornamental landscaping and are not 
considered to be natural occurrences that deem coverage as special-status plants. 

 

1  An additional site visit was conducted in 2023 and confirmed that existing conditions are consistent with the 2020 surveys. 
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Special-Status Animals 

Two special status bird species were directly observed within the study area during field 
reconnaissance in 2020,2 including coastal California gnatcatcher (Polioptila californica californica) and 
yellow warbler (Setophaga petechia). These two bird species are discussed below. 

One coastal California gnatcatcher (Polioptila californica californica) individual was observed within 
the study area (outside of the Assisted Living Facility parcel) in the coastal sage scrub to the 
southeast of the Assisted Living Facility footprint. This individual is likely a resident of this small 
patch of sage scrub and utilizes the area for foraging and potentially breeding. A second California 
gnatcatcher individual was observed to the west of the study area in coastal sage scrub associated 
with the San Dieguito River Park. 

One yellow warbler (Setophaga petechia) individual was heard calling within the eucalyptus woodland 
on the far eastern boundary of the study area. This individual is likely associated with the riparian 
habitat that exists just south of the eucalyptus woodland and utilizes the woodland, wetland, and 
riparian areas east of the Assisted Living Facility parcel for foraging and breeding.  

Other sensitive wildlife species determined to have moderate potential to occur within the study 
area, outside the Assisted Living Facility parcel, include western spadefoot (Spea hammondii), 
southern California legless lizard (Anniella stebbinsi), orange-throated whiptail (Aspidoscelis hyperythra 
beldingi), red diamondback rattlesnake (Crotalus ruber), and least Bell’s vireo (Vireo bellii pusillus). 
Sensitive wildlife species determined to have moderate to high potential to occur within the Assisted 
Living Facility parcel and study area include Cooper’s hawk (Accipiter cooperii) and white-tailed kite 
(Elanus leucurus). California horned lark (Eremophila alpestris actia) is the only sensitive wildlife 
species with moderate potential to occur within the Assisted Living Facility footprint. These species 
are described in further detail in Appendix D. No sensitive wildlife species were determined to have 
high potential to occur within the study area or Assisted Living Facility parcel. 

Regulatory Resource Planning 

The Assisted Living Facility study area is partially located within the MHPA of the MSCP. The MSCP 
is a long-term regional conservation plan established to protect sensitive species and habitats in 
San Diego County pursuant to the federal and California Endangered Species Acts and the 
California Natural Community Conservation Planning Act. The MSCP is divided into subarea 
plans that are implemented separately from one another. The entire project site is within the 
City of San Diego MSCP Subarea Plan (City of San Diego 1997). The MHPA is a “hard line” 
preserve developed by the City in cooperation with the wildlife agencies, property owners, 

 

2  An additional site visit was conducted in 2023 and confirmed that existing conditions are consistent with the 2020 surveys. 
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developers, and environmental groups. The MHPA identifies biological core resource areas and 
corridors targeted for conservation, in which only limited development may occur.  

The site is a partially within the MHPA and is connected to the local MHPA system. The local 
MHPA system encompasses the San Dieguito Lagoon area, Gonzales Canyon, and most of the 
area lying between the communities of Carmel Valley and Rancho Peñasquitos. The existing 
MHPA boundary in this area is consistent with the open space configuration of the NCFUA 
Framework Plan, and contains wetlands including the San Dieguito River, limited coastal sage 
scrub, chaparral, grasslands, and agriculturally disturbed lands.  

MSCP Figure 5, Conserved Vegetation Communities in Northern Area, identifies the location of area-
specific MHPA Guidelines for the project vicinity. Guidelines C15 to C-19 cover specific areas of the 
nearby San Dieguito Lagoon, San Dieguito River corridor, and Gonzales Canyon. However, none of 
these area-specific MHPA Guidelines apply to the project site given the project’s location.  

There are also Specific Management Policies and Directives for the Northern Area which include 
the following: 

• Clear the mouth of Gonzales Canyon between the new and old El Camino Real Roads of 
obstructions in the floodplain and low-lying areas. New development should occur in the 
least sensitive portions of this area, and adjacent to other developed areas, considering 
existing on site or adjacent habitat, wildlife movement, and water flow. 

5.4.2 REGULATORY FRAMEWORK 

Federal  

Federal Endangered Species Act 

Under the federal Endangered Species Act of 1973 (ESA), the Secretary of the Interior and the 
Secretary of Commerce jointly have the authority to list a species as threatened or endangered 
(16 USC 1533[c]). Pursuant to the requirements of the federal ESA, an agency reviewing a project 
within its jurisdiction must determine whether any federally listed threatened or endangered 
species may be present in the planning area, and determine whether the project would have a 
potentially significant impact on such species. In addition, the agency is required to determine 
whether the project is likely to jeopardize the continued existence of any species proposed to be 
listed under the federal ESA or result in the destruction or adverse modification of critical habitat 
proposed to be designated for such species (16 USC 1536[3][4]). The U.S. Fish and Wildlife Service 
(USFWS) and the National Oceanic and Atmospheric Administration National Marine Fisheries 
Service are responsible for implementation of the federal ESA. 
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USFWS also publishes a list of candidate species. Species on this list receive special attention from 
federal agencies during environmental review, although they are not protected otherwise under the 
federal ESA. The candidate species are those for which USFWS has sufficient biological information 
to support a proposal to list them as endangered or threatened. 

Migratory Bird Treaty Act  

The Migratory Bird Treaty Act (MBTA) prohibits the take of any migratory bird or any part, nest, or 
eggs of any such bird. Under the MBTA, “take” is defined as “pursue, hunt, shoot, wound, kill trap, 
capture, or collect, or any attempt to carry out these activities” (16 USC 703 et seq.). Additionally, 
Executive Order 13186, Responsibilities of Federal Agencies to Protect Migratory Birds, requires that 
any project with federal involvement address impacts of federal actions on migratory birds with the 
purpose of promoting conservation of migratory bird populations (66 FR 3853–3856). Executive 
Order 13186 requires federal agencies to work with USFWS to develop a memorandum of 
understanding. USFWS reviews actions that might affect these species. Currently, birds are 
considered to be nesting under the MBTA only when there are eggs or chicks that are dependent on 
the nest.  

The project will comply with the MBTA. 

State 

California Endangered Species Act 

The California Department of Fish and Wildlife (CDFW) administers the California Endangered 
Species Act (CESA) (CFGC Section 2050 et seq.), which prohibits the take of plant and animal species 
designated by the California Fish and Game Commission as endangered or threatened in California. 
Under CESA Section 86, “take” is defined as “hunt, pursue, catch, capture, or kill, or attempt to hunt, 
pursue, catch, capture, or kill.” CESA Section 2053 stipulates that state agencies may not approve 
projects that will “jeopardize the continued existence of any endangered species or threatened 
species or result in the destruction or adverse modification of habitat essential to the continued 
existence of those species, if there are reasonable and prudent alternatives available consistent with 
conserving the species or its habitat which would prevent jeopardy.” 

Sections 3511, 4700, and 5515 of the California Fish and Game Code (CFGC) designate certain birds, 
mammals, and fish as “fully protected” species. These species may not be taken or possessed 
without a permit from the California Fish and Game Commission, and such take may only occur 
pursuant to scientific research or in connection with an authorized Natural Communities 
Conservation Plan. No incidental take of fully protected species is allowed. 
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CESA Sections 2080 through 2085 address the taking of threatened, endangered, or candidate 
species by stating, “No person shall import into this state, export out of this state, or take, possess, 
purchase, or sell within this state, any species, or any part or product thereof, that the Commission 
determines to be an endangered species or a threatened species, or attempt any of those acts, 
except as otherwise provided in this chapter, the Native Plant Protection Act (CFGC Sections 1900–
1913), or the California Desert Native Plants Act (Food and Agricultural Code, Section 80001). 

Sections 2081(b) and 2081(c) of the CFGC authorize take of endangered, threatened, or candidate 
species if take is incidental to otherwise lawful activity and if specific criteria are met. In such cases, 
CDFW issues the applicant an incidental take permit, which functions much like an incidental take 
statement in the federal context. Sections 2081(b) and 2081(c) also require CDFW to coordinate 
consultations with USFWS for actions involving federally listed species that are also state-listed 
species. In certain circumstances, Section 2080.1 of the CESA allows CDFW to adopt a federal 
incidental take statement or a 10(a) permit as its own, based on its findings that the federal permit 
adequately protects the species and is consistent with state law. As mentioned above, CDFW may 
not issue a Section 2081(b) incidental take permit for take of fully protected species. The CFGC lists 
the fully protected species in Section 3511 (birds), Section 4700 (mammals), Section 5050 (reptiles 
and amphibians), and Section 5515 (fish). 

California Fish and Game Code 

Streambed Alteration Agreement 

Pursuant to Section 1602 of the CFGC, CDFW regulates all diversions, obstructions, or changes to the 
natural flow or bed, channel, or bank of any river, stream, or lake that supports fish or wildlife. A 
Streambed Alteration Agreement (CFGC Section 1602 et seq.) is required for impacts on 
jurisdictional resources, including streambeds and associated riparian habitat. 

Birds and Mammals 

According to Sections 3511 and 4700 of the CFGC, which regulate birds and mammals, a fully 
protected species may not be taken or possessed. CDFW may not authorize the take of such species 
except for necessary scientific research, for the protection of livestock, and when the take occurs for 
fully protected species within an approved Natural Communities Conservation Plan such as the 
City’s MSCP. 

Resident and Migratory Birds 

The CFGC provides protection for wildlife species. It states that no mammal, bird, reptile, amphibian, or 
fish species listed as fully protected can be “taken or possessed at any time.” In addition, CDFW affords 
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protection over the destruction of nests or eggs of native bird species (CFGC Section 3503), and it states 
that no birds in the orders of Falconiformes or Strigiformes (birds of prey) can be taken, possessed, or 
destroyed (CFGC Section 3503.5). CDFW cannot issue permits or licenses that authorize the take of any 
fully protected species, except under certain circumstances such as scientific research and live capture 
and relocation of such species pursuant to a permit for the protection of livestock (CFGC Section 3511). 
Separate from federal and state designations of species, CDFW designates certain vertebrate species as 
a California Species of Special Concern based on declining population levels, limited ranges, and/or 
continuing threats that have made them vulnerable to extinction. 

California Native Plant Protection Act 

The Native Plant Protection Act of 1977 (CFGC Sections 1900–1913) directed CDFW to carry out the 
legislature’s intent to “preserve, protect and enhance rare and endangered plants in this State.” The 
Native Plant Protection Act gave the California Fish and Game Commission the power to designate 
native plants as “endangered” or “rare,” and to protect endangered and rare plants from take. When 
CESA was passed in 1984, it expanded on the original Native Plant Protection Act, enhanced legal 
protection for plants, and created the categories of “threatened” and “endangered” species to 
parallel the federal ESA. CESA categorized all rare animals as threatened species under CESA, but did 
not do so for rare plants, which resulted in three listing categories for plants in California: rare, 
threatened, and endangered. The Native Plant Protection Act remains part of the CFGC, and 
mitigation measures for impacts on rare plants are specified in a formal agreement between CDFW 
and project proponents. 

The project will comply with the California Fish and Game Code.  

Porter-Cologne Water Quality Control Act 

The Porter–Cologne Water Quality Control Act (Porter–Cologne Act) protects water quality and the 
beneficial uses of water. It applies to surface water and groundwater. Under this law, the State Water 
Resources Control Board develops statewide water quality plans, and the Regional Water Quality 
Control Boards (RWQCBs) develop regional basin plans that identify beneficial uses, water quality 
objectives, and implementation plans. The RWQCBs have the primary responsibility to implement the 
provisions of statewide plans and basin plans. Waters regulated under the Porter–Cologne Act include 
isolated waters that are not regulated by the U.S. Army Corps of Engineers. Developments with 
impacts on jurisdictional waters must demonstrate compliance with the goals of the Porter–Cologne 
Act by developing Stormwater Pollution Prevention Plans, Standard Urban Stormwater Mitigation 
Plans, and other measures to obtain a Clean Water Act Section 401 certification. 
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Local  

San Diego Municipal Code Environmentally Sensitive Lands Regulations 

The purpose of the environmental sensitive lands regulations is to protect, preserve and, where 
damaged, restore, the environmentally sensitive lands of San Diego and the viability of the species 
supported by those lands. These regulations are intended to assure that development, including, 
but not limited to coastal development in the Coastal Overlay Zone, occurs in a manner that protects 
the overall quality of the resources and the natural and topographic character of the area, 
encourages a sensitive form of development, retains biodiversity and interconnected habitats, 
maximizes physical and visual public access to and along the shoreline, and reduces hazards due to 
flooding in specific areas while minimizing the need for construction of flood control facilities. These 
regulations are intended to protect the public health, safety, and welfare while employing 
regulations that are consistent with sound resource conservation principles and the rights of private 
property owners. 

The Environmentally Sensitive Lands regulations and Beaches Guidelines and accompanying Biology, 
Steep Hillside, and Coastal Bluffs and Beaches Guidelines are intended to serve as standards for the 
determination of impacts and mitigation under the California Environmental Quality Act and the 
California Coastal Act. These standards serve to implement the Multiple Species Conservation 
Program by placing priority on the preservation of biological resources within the MHPA, as 
identified in the City of San Diego MSCP Subarea Plan and Vernal Pool Habitat Conservation Plan. 
The habitat-based level of protection which will result through implementation of the MHPA is 
intended to meet the mitigation obligations of the Covered Species addressed.  

The eastern portion of site contains environmentally sensitive lands, and environmentally sensitive lands 
are located adjacent to the eastern site boundary. These adjacent resources include lands designated as 
MHPA, as well as City wetlands. Related to adjacent wetlands, the San Diego Municipal Code Section 
143.0141 (b)(5) states:  

(5) Impacts to wetlands shall be avoided, except where permitted in accordance with 
Section 143.0141(b)(6). A wetland buffer shall be maintained around all wetlands as 
appropriate to protect the functions and values of the wetlands. In the Coastal Overlay 
Zone the applicant shall provide a minimum 100-foot buffer, unless a lesser or greater 
buffer is warranted as determined through the process described in this section. 

Multiple Species Conservation Program 

The City is a participant in the San Diego MSCP Plan, a comprehensive, regional, long-term habitat 
conservation program designed to provide permit issuance authority for take of Covered Species to 
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the local regulatory agencies. The MSCP Plan addresses habitat and species conservation within 
approximately 900 square miles in the southwestern portion of San Diego County (County of 
San Diego 1998). It serves as an approved habitat conservation plan pursuant to an approved 
Natural Communities Conservation Plan in accordance with the state Natural Communities 
Conservation Planning Act (County of San Diego 1998). 

The MSCP Plan establishes a preserve system designed to conserve large blocks of interconnected 
habitat having high biological value that are delineated into MHPAs. The City’s MHPA is a “hard line” 
preserve developed by the City in cooperation with the wildlife agencies, property owners, developers, 
and environmental groups. The MHPA identifies biological core resource areas and corridors targeted 
for conservation, in which only limited development may occur (City of San Diego 1997). 

The MSCP Plan identifies 85 plants and animals to be covered under the plan (“Covered Species”). 
Many of these Covered Species are subject to one or more protective designations under state 
and/or federal law, and some are endemic to San Diego. The MSCP Plan seeks to provide adequate 
habitat in the preserve to maintain ecosystem functions and persistence of extant populations of 
the 85 Covered Species while also allowing participating landowners take of Covered Species on 
lands located outside of the preserve. The purpose of the MSCP Plan is to address species 
conservation on a regional level and thereby avoid project-by-project biological mitigation, which 
tends to fragment habitat. 

City of San Diego MSCP Subarea Plan 

The City’s Subarea Plan (City of San Diego 1997) encompasses 206,124 acres within the MSCP Plan 
area. The project is located within the Northern Area of the Subarea Plan (City of San Diego 1997). The 
Subarea Plan is characterized by urban land uses with approximately three-quarters either built out or 
retained as open space/park system. As mentioned previously, the City MHPA is a hardline preserve 
developed by the City in cooperation with the wildlife agencies, property owners, developers, and 
environmental groups. The MHPA identifies biological core resource areas and corridors targeted for 
conservation, in which only limited development may occur (City of San Diego 1997). The MHPA is 
considered an urban preserve that is constrained by existing or approved development and is 
comprised of habitat linkages connecting several large core areas of habitat. The criteria used to 
define core and linkage areas involves maintaining ecosystem function and processes, including large 
animal movement. Each core area is connected to other core areas or to habitat areas outside of the 
MSCP area either through common boundaries or through linkages. Core areas have multiple 
connections to help ensure that the balance in the ecosystem will be maintained (City of San Diego 
1997). Critical habitat linkages between core areas are conserved in a functional manner, with a 
minimum of 75% of the habitat within identified linkages conserved (City of San Diego 1997). The 
project area includes area within the MHPA and is also adjacent to MHPA areas. 
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City of San Diego Biology Guidelines 

The City’s Development Services Department developed the Biology Guidelines presented in the 
Land Development Manual “to aid in the implementation and interpretation of the Environmentally 
Sensitive Lands Regulations, San Diego Land Development Code, Chapter 14, Division 1, 
Section 143.0101 et seq., and the Open Space Residential (OR-1-2) Zone, Chapter 13, Division 2, 
Section 131.0201 et seq.” (City of San Diego 2018a). The guidelines also provide standards for the 
determination of impacts and mitigation under CEQA and the California Coastal Act. Sensitive 
biological resources, as defined by the Environmentally Sensitive Lands (ESL) regulations, include 
lands within the MHPA and other lands outside of the MHPA that contain wetlands; vegetation 
communities classifiable as Tier I, II, IIIA, or IIIB; habitat for rare, endangered, or threatened species; 
and narrow endemic species. The most sensitive habitats are classified as Tier I with the least 
sensitive classified as Tier IV, and varying mitigation ratios and requirements that mitigation be in 
tier or in kind are based on the sensitivity of the habitat being affected. 

In addition, the location of impacts inside or outside of the City’s MHPA also determines where and 
how much mitigation is required, with the highest ratios being required for mitigation outside of the 
MHPA when project impacts occur within the MHPA (City of San Diego 2018a). Habitat mitigation 
requirements, along with seasonal grading restrictions, provide protections for sensitive species, 
with additional species-specific mitigation required for significant impacts to narrow endemic 
species. Limitations on development in the MHPA also protect wildlife movement corridors (e.g., 
linear areas of the MHPA less than 1,000 feet wide) (City of San Diego 2018a). 

City of San Diego Biological Resources General Requirements 

The City of San Diego Biological Resources General Requirements includes various measures that shall 
be included on project plans to ensure compliance with the City’s MSCP/MHPA and ESL regulations. They 
are considered project features. This includes the following measure. The rest of the measures have 
been included as Mitigation Measure (MM) BIO-1 (see Section 5.4.3.1, below).  

Water Pollution Control Plan: The City’s Storm Water Standards require the development of a 
Water Pollution Control Plan (WPCP) that outlines the BMPs and pollution prevention measures 
that will be implemented prior to and during construction activities (City of San Diego 2018b). A 
project-specific WPCP will be developed prior to construction, which will be tailored to address 
project-specific water quality conditions and BMP requirements, based on the actual 
construction activities that will be performed. The BMP categories that will be addressed in the 
WPCP include the following: 

• Project planning 

• Good site management “housekeeping”  
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• Non-storm-water management  

• Erosion control 

• Sediment control 

• Run-on and run-off control 

Consistent with the Storm Water Standards and regulatory requirements, the WPCP shall 
include objectives, responsibilities, maintenance and inspection standards to ensure 
adherence to pollution prevention standards.  

The project will be required to meet National Pollution Discharge Elimination System 
(NPDES) regulations. During construction, silt fencing should be placed around the project 
boundary to prevent runoff from construction activities from entering the adjacent 
canyon and drainage. Spill prevention and clean-up measures shall be practiced on site. 
Fuel and equipment shall be stored at least 100 feet from jurisdictional resources. 

Prior to construction mobilization, the project contractor will prepare a Stormwater Pollution 
Prevention Plan (SWPPP, in accordance with the state’s General Construction Stormwater 
Permit – 99-08-DWQ) and implement the plan during construction. Specific measures to be 
incorporated into the SWPPP include but are not limited to the following: 

a. All equipment will be maintained in accordance with manufacturer’s 
recommendations and requirements. 

b. Equipment and containers will be inspected daily for leaks. 

c. Contractor will utilize off-site maintenance and repair shops as much as possible for 
maintenance and repair of equipment. 

d. If maintenance of equipment occurs on site, within all areas, fuel/oil pans, 
absorbent pads, or appropriate containment will be used to capture spills/leaks. 

This measure is in accordance with the City’s Subarea Plan and pursuant to the 
San Diego RWQCB Municipal Permit and the City’s Storm Water Standards Manual (City 
of San Diego 2018b). 

5.4.3 IMPACT ANALYSIS 

5.4.3.1 Issues 1 and 2: Sensitive Habitats and Species 

Issue 1: Would the project result in a substantial adverse impact, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or special status species in the 
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MSCP or other local or regional plans, policies or regulations, or by the California Department of 
Fish and Wildlife (CDFW) or U.S. Fish and Wildlife Service (USFWS)? 

Issue 2: Would the project result in a substantial adverse impact on any Tier I Habitats, Tier II 
Habitats, Tier IIIA Habitats, or Tier IIIB Habitats as identified in the Biology Guidelines of the Land 
Development manual or other sensitive natural community identified in local or regional plans, 
policies, regulations, or by the CDFW or USFWS? 

Threshold  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), biological 
impacts may be significant if the project would cause a substantial adverse impact, either directly or 
through habitat modifications, on any species identified as a candidate, sensitive, or special status 
species in the MSCP or other local or regional plans, policies, or regulations, or by CDFW or USFWS.  

Impact 

Previous EIR 

As indicated in 2014 Church EIR Chapter 5.4, the Church was determined to result in direct 
permanent impacts to 0.01 acres of sensitive upland habitat. This impact occurs within the 25% 
allowable development area and was determined to be less than significant. Church 
development was determined to result in direct temporary impacts to 0.08 acres of disturbed 
land and 0.02 acres of coastal sage scrub habitat. The combined 0.10 acres of temporary direct 
impacts would occur within the MHPA and was determined to be less than significant. 

The California horned lark, as well as other ground nesting birds protected under the federal MBTA and 
California Code 3503, could be present on the site during the breeding season. Significant direct impacts 
to the California horned lark and other ground nesting birds could occur if such birds are disturbed by 
construction related activities during nesting season. The 2014 Church EIR included Mitigation Measure 
BIO-1 to reduce potential impacts to nesting birds to below a level of significance. 

As indicated in 2014 Church EIR Chapter 5.4, Mitigation Measure LU-1 shall be implemented to 
reduce impacts to 0.08 acres of disturbed land and 0.02 acres of coastal sage scrub habitat within 
the MHPA boundary by requiring that these areas be revegetated with coastal sage scrub. With 
mitigation implemented impacts were determined to be less than significant. 

Potential short-term and long-term indirect impacts on vegetation and sensitive plant and animal species 
are considered to be significant. As indicated in 2014 Church EIR Chapter 5.4, Mitigation Measure LU-2 
shall be implemented to reduce potential long-term indirect impacts on vegetation and sensitive plant 
and animal species in the MHPA by requiring that the Church incorporate several features directing 
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potential impacts away from the MHPA, use native plants on the site, limit construction noise. With 
mitigation implemented potential impacts on sensitive species within the MHPA would be below a level 
of significance. Refer to the 2014 Church EIR Chapter 5.4 for additional details. 

Changes in Circumstances/New Information 

Direct Impacts 

Vegetation Communities 

The Assisted Living Facility would result in impacts to 2.84 acres of disturbed land (Tier IV). As Tier IV 
habitats are not sensitive and do not provide significant biological value, no direct impact to 
sensitive habitat would occur as a result of the implementation of the Assisted Living Facility. The 
development of the Assisted Living Facility would not result in the addition of any impacts to 
vegetation communities beyond those already analyzed in the 2014 Church EIR.  

Special-Status Plants 

As with the Church parcel previously analyzed in the 2014 Church EIR, no naturally occurring 
special-status plant species were observed on the Assisted Living Facility parcel. No special-status 
plant species are expected to occur within the Assisted Living Facility parcel due to its heavily 
disturbed condition. In conclusion, no direct impact to special-status plants would occur as a result 
of the implementation of the Assisted Living Facility. No special-status plants are known to occur 
within the Assisted Living Facility development area.  

Special-Status Wildlife 

California horned lark is the only special-status wildlife species identified as having moderate 
potential to occur within the Assisted Living Facility development area, similar to the Church parcel 
analyzed in the 2014 Church EIR. While Mitigation Measure (BIO-1) was previously a mitigation 
measure in the 2014 Church EIR, this measure is now considered regulatory compliance listed in this 
FSEIR as Compliance Measure (CM) BIO-4. As such, the Assisted Living Facility direct impacts to this 
species would be avoided through compliance with state and federal regulations, including MBTA 
and CFGC (see CM-BIO-4 in Table 3-32 in Chapter 3.0, Project Description); this would ensure 
avoidance of direct take. All other special-status wildlife species identified as having moderate 
potential to occur in the study area (i.e., western spadefoot, southern California legless lizard, 
orange-throated whiptail, red diamondback rattlesnake, Cooper’s hawk, white-tailed kite, coastal 
California gnatcatcher, least Bell’s vireo, and yellow warbler) are expected to occur outside of the 
Assisted Living Facility footprint due to the lack of suitable habitat within the Assisted Living Facility 
footprint. Thus, no direct impacts to these species are expected.  
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Indirect Impacts 

Vegetation Communities 

There are native vegetation communities and wetlands adjacent to the Assisted Living Facility parcel 
consisting of coastal sage scrub, southern willow scrub, mule fat scrub, and disturbed cismontane alkali 
marsh. Typical short-term indirect impacts from construction activities include dust, erosion, invasive 
plant species, temporary access impacts, and increased human presence. The Assisted Living Facility 
includes design measures to avoid these indirect impacts, as described below.  

The Assisted Living Facility includes a 100-foot wetland buffer that would reduce these indirect impacts 
in accordance with City Municipal Code Section 143.0141 (b)(5). In addition, the Assisted Living Facility 
includes water quality control design features to reduce potential dust generation, erosion and other 
potential water quality impacts to downstream waters as detailed in the Drainage Study (Appendix K) 
and Storm Water Quality Management Plan (Appendix L). In accordance with City requirements, all 
drainage and stormwater runoff associated with the proposed development would include 
biofiltration for pollutant control before flowing into the off-site MHPA west of El Camino Real, far 
outside of the 100-foot wetland buffer to the east of the Assisted Living Facility footprint (see Project 
Design Feature [PDF] WQ-1 in Table 3-32). As discussed further in Section 7.5, Hydrology/Water Quality, 
the Assisted Living Facility would also include the preparation and adherence to a Stormwater Pollution 
Prevention Plan (SWPPP) for construction activities, which would reduce potential dust and water quality 
impacts to these adjacent biological resources.  

The Assisted Living Facility would comply with the MHPA Land Use Adjacency Guidelines (City of 
San Diego 1997) through conditions of approval, which include directions to monitor and remove 
invasive plant species, so they do not indirectly impact vegetation communities adjacent to the 
Assisted Living Facility parcel. See CM-BIO-1 in Table 3-32. 

Indirect impacts would also be avoided through the standard construction measures (City of San Diego 
Biological Resources General Requirements), proposed as part of the Assisted Living Facility, including 
delineation of the Assisted Living Facility footprint with silt fencing, pre-construction 
meetings/environmental education, and biological monitoring (see MM-BIO-1, below) and through 
protection measures associated with special-status avian species (see MM-BIO-2, below). 

The Assisted Living Facility would include access controls to prevent residents and site visitors from 
entering the adjacent MHPA open space. This includes the topography difference between the 
proposed development area and the MHPA boundary. The Assisted Living Facility includes a 
retaining wall and hedge along that boundary to prevent access down the slope. A cable rail fence is 
also proposed along the MHPA boundary to discourage access. The pet area would have a 36-inch-
high pet fence to keep pets contained within the Assisted Living Facility development area. To 
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address the construction phase, the SWPPP would include standard measures that prevent workers 
from bringing their pets to the site and prevent trespass into the MHPA open space area. Overall, 
these project features would minimize temporary access impacts and avoid increased human 
presence in the MHPA area. 

Since the Assisted Living Facility footprint is already heavily disturbed and adjacent to existing 
residential development and churches, unlike the previously analyzed Church, no additional long-
term indirect impacts are anticipated.  

Special-Status Plants 

Sensitive plant species with a moderate to high potential to occur adjacent to the site include sand-
loving wallflower, beach goldenaster, and Coulter’s goldfields. Similar to the potential impacts to 
special-status plant species identified in the 2014 Church EIR, potential indirect impacts to off-site 
sensitive plant species would include dust, erosion, invasive plant species, temporary access 
impacts, and increased human presence as previously described. Refer to the above discussion of 
these indirect impacts; a 100-foot wetland buffer, adherence with the MHPA Land Use Adjacency 
Guidelines (City of San Diego 1997), and standard construction measures proposed as part of the 
Assisted Living Facility would avoid indirect impacts to special-status plants potentially occurring in 
habitats adjacent to the Assisted Living Facility parcel. Since the Assisted Living Facility footprint is 
already heavily disturbed and adjacent to existing residential development and a church, no 
additional long-term indirect impacts to special- status plants are anticipated.  

Special-Status Wildlife 

Special-status wildlife species identified as having moderate to high potential to occur adjacent to 
the proposed development include western spadefoot, southern California legless lizard, orange-
throated whiptail, red diamondback rattlesnake, coastal California gnatcatcher, least Bell’s vireo, 
yellow warbler, hoary bat, and Yuma myotis. Cooper’s hawk and white-tailed kite have moderate 
potential to occur in eucalyptus woodland on the Assisted Living Facility parcel adjacent to the 
proposed development area. Similar to the potential impacts to special-status plant species identified in 
the 2014 Church EIR, potential indirect impacts to these special-status wildlife species would include 
noise, dust, erosion, invasive plant species, temporary access impacts, and increased human presence.  

Project features include general construction measures like delineation of Assisted Living Facility’s 
impact footprint, installation of silt fencing, pre-construction meetings/education and biological 
monitoring. The 100-foot wetland buffer and proposed biofiltration for pollutant control would also 
ensure that the habitats adjacent to the Assisted Living Facility parcel are not indirectly impacted by 
the Assisted Living Facility activities. Indirect impacts to western spadefoot, southern California legless 
lizard, orange-throated whiptail, and red diamondback rattlesnake would be avoided and no 
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significant indirect impact to these species would result since indirect impacts to the habitats adjacent 
to the Assisted Living Facility parcel would be avoided as described for vegetation communities above. 

Avian species may be indirectly affected in the short-term by construction-related noise, which can 
disrupt normal activities and subject wildlife to higher predation risks. Indirect impacts to Cooper’s 
hawk would be avoided through compliance with project Area Specific Management Directives 
(Section 4.1.9 of Appendix D) for the species which are a project feature and necessitate 
pre-construction surveys within suitable habitat to determine the presence or absence of nesting 
Cooper’s hawk within any portion of the potentially occupied habitat within 300 feet of the Assisted 
Living Facility’s footprint (see CM-BIO-2 in Table 3-32). Indirect impacts to coastal California 
gnatcatcher would be avoided via adherence to the MSCP Land Use Adjacency Guidelines 
(Section 4.1.4 of Appendix D), consistent with CM-BIO-1 and CM-NOI-2, which include construction 
restrictions and measures related to noise that could indirectly impact breeding (see Table 3-32). 

However, breeding California horned lark, yellow warbler, least Bell’s vireo, and white-tailed kite can 
be significantly affected by short-term construction-related noise, which can result in the disruption 
of foraging, nesting, and reproductive activities.  

As with the Church previously analyzed in the 2014 Church EIR, indirect impacts from construction-
related noise may occur to breeding wildlife if construction occurs during the breeding season (i.e., 
February 1 through September 15). Wildlife that would be significantly affected by noise, based on 
suitable habitat in the project vicinity and in accordance with the City Biology Guidelines (City of 
San Diego 2018a), may occur up to 500 feet from the project work areas. Species whose 
breeding/nesting may be significantly impacted by noise include white-tailed kite, California horned 
lark, yellow warbler, and least Bell’s vireo.  

Significance of Impact 

Direct Impacts 

The Assisted Living Facility would not result in direct impacts to sensitive vegetation communities or 
special-status species within the Assisted Living Facility footprint; therefore, direct impacts are 
considered less than significant. No additional significant impacts beyond those identified in the 
2014 Church EIR would result with the addition of the Assisted Living Facility. 

Indirect Impacts 

Vegetation Communities 

The Assisted Living Facility is located adjacent to sensitive vegetation communities, including 
sensitive vegetation communities per the City’s MSCP and habitats protected by the CDFW. The 
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area to the east of the Assisted Living Facility parcel is located in the MHPA. The adjacent sensitive 
habitats are also protected by the RWQCB and the California Coastal Commission. Project features 
would ensure the construction and operations of the Assisted Living Facility would not result in 
potentially significant direct or indirect impacts to these adjacent sensitive habitats. Impacts 
would be less than significant. As such, no new or change in circumstance relative to the 2014 
Church EIR would occur related to vegetation communities. 

Special-Status Plant Species  

Project features would ensure that the Assisted Living Facility construction and operations would not 
result in potentially significant indirect impacts to the following sensitive plant species have a 
moderate to high potential to occur: sand-loving wallflower (CRPR 1B.2 and MSCP-covered), beach 
goldenaster (CRPR 1B.1), and Coulter’s goldfields (CRPR 1B.1). Impacts would be less than 
significant. No additional significant impacts beyond those identified in the 2014 Church EIR would 
result with the addition of the Assisted Living Facility.  

Special-Status Wildlife Species 

Indirect impacts to Cooper’s hawk and coastal California gnatcatcher would be avoided through 
compliance with Area Specific Management Directives and MSCP Land Use Adjacency Guidelines 
(see CM-BIO-1 and CM-NOI-2). However, the Assisted Living Facility would result in potentially 
significant indirect impacts (Impact BIO-1) to the following special- status birds: California horned 
lark (Species of Special Concern), yellow warbler (Species of Special Concern), least Bell’s vireo 
(federally and state-listed as endangered, MSCP-covered species), and white-tailed kite (CDFW 
Protected and Fully Protected Species) nesting. While the 2014 Church EIR identified potential 
impacts to nesting birds protected by the MBTA, including the California horned lark, it did not 
specifically identify impacts to nesting yellow warbler, least Bell’s vireo, and white-tailed kite. Thus, 
the addition of the Assisted Living Facility would increase impacts to special-status wildlife species.  

Mitigation 

As no direct impacts would result from the Assisted Living Facility, no mitigation for direct impacts to 
biological resources would be required. Mitigation Measure LU-1 from the 2014 Church EIR has been 
implemented and is not applicable to the Assisted Living Facility because the Assisted Living Facility 
would not directly impact any additional sensitive vegetation communities. 

The following mitigation shall be implemented to reduce potential indirect impacts to special 
status wildlife species (Impact BIO-1) to below a level of significance:  

MM-BIO-1: Resource Protections During Construction  
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I. Prior to Construction 

A. Biologist Verification: The owner/permittee shall provide a letter to the City’s Mitigation 
Monitoring Coordination (MMC) section stating that a Project Biologist (Qualified Biologist) as 
defined in the City of San Diego’s Biological Guidelines (2012), has been retained to 
implement the project’s biological monitoring program. The letter shall include the names 
and contact information of all persons involved in the biological monitoring of the project. 

B. Preconstruction Meeting: The Qualified Biologist shall attend the preconstruction meeting, 
discuss the project’s biological monitoring program, and arrange to perform any follow up 
mitigation measures and reporting including site-specific monitoring, restoration or 
revegetation, and additional fauna/flora surveys/salvage. 

C. Biological Documents: The Qualified Biologist shall submit all required documentation to 
MMC verifying that any special mitigation reports including but not limited to, maps, plans, 
surveys, survey timelines, or buffers are completed or scheduled per City Biology Guidelines, 
Multiple Species Conservation Program (MSCP), Environmentally Sensitive Lands Ordinance 
(Environmentally Sensitive Lands), project permit conditions; California Environmental Quality 
Act (CEQA); endangered species acts (ESAs); and/or other local, state or federal requirements. 

D. BCME: The Qualified Biologist shall present a Biological Construction Mitigation/Monitoring 
Exhibit (BCME) which includes the biological documents in C above. In addition, include: 
restoration/revegetation plans, plant salvage/relocation requirements (e.g., coastal cactus 
wren plant salvage, burrowing owl exclusions, etc.), avian or other wildlife surveys/survey 
schedules (including general avian nesting and USFWS protocol), timing of surveys, wetland 
buffers, avian construction avoidance areas/noise buffers/ barriers, other impact avoidance 
areas, and any subsequent requirements determined by the Qualified Biologist and the City 
ADD/MMC. The BCME shall include a site plan, written and graphic depiction of the project’s 
biological mitigation/monitoring program, and a schedule. The BCME shall be approved by 
MMC and referenced in the construction documents. 

E. Avian Protection Requirements: To avoid any direct impacts to California horned lark, yellow 
warbler, and white-tailed kite and any avian species that is listed, candidate, sensitive, or 
special status in the MSCP, removal of habitat that supports active nests in the proposed area 
of disturbance should occur outside of the breeding season for these species (February 1 to 
September 15). If removal of habitat in the proposed area of disturbance must occur during 
the breeding season, the Qualified Biologist shall conduct a pre-construction survey to 
determine the presence or absence of nesting birds on the proposed area of disturbance. The 
pre-construction survey shall be conducted within three (3) calendar days prior to the start of 
construction activities (including removal of vegetation). The applicant shall submit the results 
of the pre-construction survey to City DSD for review and approval prior to initiating any 
construction activities. If California horned lark, yellow warbler, and white-tailed kite are 
detected, a letter report in conformance with the City’s Biology Guidelines and applicable State 
and Federal Law (i.e. appropriate follow up surveys, monitoring schedules, construction and 
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noise barriers/buffers, etc.) shall be prepared and include proposed measures to be 
implemented to ensure that take of birds or eggs or disturbance of breeding activities is 
avoided. The report shall be submitted to the City for review and approval and implemented to 
the satisfaction of the City. The City’s MMC Section and Biologist shall verify and approve that 
all measures identified in the report are in place prior to and/or during construction. 

F. Resource Delineation: Prior to construction activities, the Qualified Biologist shall supervise 
the placement of orange construction fencing or equivalent along the limits of disturbance 
adjacent to sensitive biological habitats and verify compliance with any other project 
conditions as shown on the BCME. This phase shall include flagging plant specimens and 
delimiting buffers to protect sensitive biological resources (e.g., habitats/flora & fauna species, 
including nesting birds) during construction. Appropriate steps/care should be taken to 
minimize attraction of nest predators to the site. 

G.  Education: Prior to commencement of construction activities, the Qualified Biologist shall 
meet with the owner/permittee or designee and the construction crew and conduct an on-
site educational session regarding the need to avoid impacts outside of the approved 
construction area and to protect sensitive flora and fauna (e.g., explain the avian and 
wetland buffers, flag system for removal of invasive species or retention of sensitive plants, 
and clarify acceptable access routes/methods and staging areas, etc.). 

II. During Construction 

A. Monitoring: All construction (including access/staging areas) shall be restricted to areas 
previously identified, proposed for development/staging, or previously disturbed as shown 
on “Exhibit A” and/or the BCME. The Qualified Biologist shall monitor construction activities 
as needed to ensure that construction activities do not encroach into biologically sensitive 
areas, or cause other similar damage, and that the work plan has been amended to 
accommodate any sensitive species located during the pre-construction surveys. In 
addition, the Qualified Biologist shall document field activity via the Consultant Site Visit 
Record (CSVR). The CSVR shall be e-mailed to MMC on the 1st day of monitoring, the 1st 
week of each month, the last day of monitoring, and immediately in the case of any 
undocumented condition or discovery. 

B. Subsequent Resource Identification: The Qualified Biologist shall note/act to prevent any 
new disturbances to habitat, flora, and/or fauna onsite (e.g., flag plant specimens for 
avoidance during access, etc). If active nests or other previously unknown sensitive 
resources are detected, all project activities that directly impact the resource shall be 
delayed until species specific local, state or federal regulations have been determined and 
applied by the Qualified Biologist. 

 Temporary Construction Noise (MM-NOI-1): Prior to issuance of a grading permit, the 
grading plans shall be verified by the City to state the following: 
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The proposed project applicant or its contractor will implement one or more of the following 
options for on-site noise control and sound abatement means that, in aggregate, would yield 
a minimum of approximately 10 dBA of construction noise reduction during the grading 
phase of the project. 

 Administrative controls (e.g., reduce operating time of equipment and/or prohibit 
usage of equipment type[s] within certain distances to a nearest receiving occupied 
off-site property). 

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

o Install noise abatement on the site’s southern boundary fencing (or within, as 
practical and appropriate) in the form of sound blankets having a minimum sound 
transmission class (STC) of 20 or comparably performing temporary solid barriers 
(e.g., plywood sheeting at least ½” thick, with no airgaps between adjacent vertical 
sheets) to occlude construction noise emission between the site (or specific 
equipment operation as the situation may define) and the noise-sensitive receptor(s) 
of concern. 

III. Post Construction Measures 

A. In the event that impacts exceed previously allowed amounts, additional impacts shall be 
mitigated in accordance with City Biology Guidelines, Environmentally Sensitive Lands and 
MSCP, State CEQA, and other applicable local, state and federal law. The Qualified Biologist 
shall submit a final BCME/report to the satisfaction of the City ADD/MMC within 30 days of 
construction completion. 

MM-BIO-2: Special-Status Avian Species (California horned lark, yellow warbler, and white-tailed kite) 

If California horned lark, yellow warbler or white-tailed kite are detected through the 
preconstruction survey, a letter report or mitigation plan in conformance with the City’s 
Biology Guidelines and applicable state and federal law (i.e., appropriate follow up surveys, 
monitoring schedules, construction and noise barriers/buffers, etc.) shall be prepared and 
include proposed measures to be implemented to ensure that the disturbance of breeding 
activities is avoided. The report or mitigation plan shall be submitted to the City DSD for 
review and approval and implemented to the satisfaction of the City’s MMC Section. The 
City’s MMC Section and qualified bBiologist, in concert with the City, shall verify and approve 
that all measures identified in the report are in place prior to and/or during construction to 
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ensure that take of any listed or non-listed species would not occur. or mitigation plan are in 
place prior to and/or during construction.  

If California horned lark, yellow warbler or white-tailed kite nesting is detected, then an 
appropriate impact avoidance area (typically minimally a 300-foot buffer) shall be included in 
the mitigation plan and this buffer shall be established around the active nest using orange 
fencing or other clear demarcation method. The radius of this avoidance buffer shall be 
determined through coordination with the qualified project biologist and authorized by the 
City’s project manager and DSD and shall use orange fencing or other clear demarcation 
method to define the approved buffer which shall not be less than 300 feet.  

Least Bell’s Vireo 

Construction within 300 feet of any sensitive coastal or riparian areas with suitable habitat 
may have adverse direct and indirect impacts on least Bell’s vireo if construction occurs 
during the breeding season (March 15 through September 15) for this species. Given the 
federal protection of least Bell’s vireo, specific mitigation would be required to prevent take 
of this species as outlined below: 

Prior to the preconstruction meeting, the Environmental Designee (ED)/MMC shall verify that 
MHPA boundaries and the requirements regarding the least Bell’s vireo, as specified below, 
are shown on the biological monitoring exhibit and construction plans. 

No clearing, grubbing, grading, or other construction activities shall occur during 
least Bell’s vireo breeding season (March 15 through September 15) until the 
following requirements have been met to the satisfaction of the ED/MMC: 

1. A Qualified Biologist (possessing a valid Endangered Species Act Section 10[a][1][a] 
Recovery Permit) shall survey those habitat areas within the MHPA that would be 
subject to construction noise levels exceeding 60 decibels [dB(A)] hourly average for 
the presence of the least Bell’s vireo. Surveys for least Bell’s vireo, shall be conducted 
pursuant to the protocol survey guidelines established by the USFWS within the 
breeding season prior to the commencement of any construction. If least Bell’s vireo 
are present, then the following conditions must be met: 

a. March 15 through September 15 for least Bell’s vireo, no clearing, grubbing, 
or grading of occupied habitat shall be permitted. Areas restricted from such 
activities shall be staked or fenced under the supervision of a Qualified 
Biologist; and  
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b. March 15 through September 15 for least Bell’s vireo, no construction 
activities shall occur within any portion of the site where construction 
activities would result in noise levels exceeding 60 dB(A) hourly average at 
the edge of occupied habitat. An analysis showing that noise generated by 
construction activities would not exceed 60 dB(A) hourly average at the edge 
of occupied habitat must be completed by a Qualified Acoustician 
(possessing current noise engineer license or registration with monitoring 
noise level experience with listed animal species) and approved by the 
ED/MMC at least 2 weeks prior to the commencement of construction 
activities. Prior to the commencement of construction activities during the 
breeding season, areas restricted from such activities shall be staked or 
fenced under the supervision of a Qualified Biologist; or 

At least 2 weeks prior to the commencement of construction activities, 
under the direction of a Qualified Acoustician, attenuation measures (e.g., 
berms, walls) shall be implemented to ensure that noise levels resulting 
from construction activities would not exceed 60 dB(A) hourly average at 
the edge of habitat occupied by the least Bell’s vireo. Concurrent with the 
commencement of construction activities and the construction of necessary 
noise attenuation facilities, noise monitoring shall be conducted at the edge 
of the occupied habitat area to ensure that levels do not exceed 60 dB(A) 
hourly average. If the noise attenuation techniques implemented are 
determined to be inadequate by the Qualified Acoustician or Biologist, then 
the associated construction activities shall cease until such time that 
adequate noise attenuation is achieved or until the end of the breeding 
season (September 16). Construction noise monitoring shall continue to be 
monitored at least twice weekly on varying days, or more frequently 
depending on the construction activity, to verify that noise levels at the 
edge of occupied habitat are maintained below 60 dB(A) hourly average or 
to the ambient noise level if it already exceeds 60 dB(A) hourly average. If 
not, other measures shall be implemented in consultation with the biologist 
and the ED/MMC, as necessary, to reduce noise levels to below 60 dB(A) 
hourly average or to the ambient noise level if it already exceeds 60 dB(A) 
hourly average. Such measures may include, but are not limited to, 
limitations on the placement of construction equipment and the 
simultaneous use of equipment.  

2. If least Bell’s vireo are not detected during the protocol surveys, the Qualified 
Biologist shall submit substantial evidence to the ED/MMC and applicable resource 
agencies that demonstrates whether or not mitigation measures such as noise walls 
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are necessary from March 15 through September 15 for least Bell’s vireo, adherence 
to the following is required:  

a. If this evidence indicates that the potential is high for least Bell’s vireo to 
be present based on historical records or site conditions, then Condition 
1(a) shall be adhered to as specified above. 

b. If this evidence concludes that no impacts to this species are anticipated, no 
mitigation measures would be necessary. 

Significance of Impact After Mitigation 

Impact BIO-1 would be reduced to below a level of significance by the implementation of MM-BIO-1, 
which would avoid indirect impacts to sensitive vegetation communities and special-status plant and 
wildlife species (including California horned lark, yellow warbler, white-tailed kite, and least Bell’s vireo), 
and MM-BIO-2, which would further avoid indirect impacts to California horned lark, yellow warbler, 
white-tailed kite, and least Bell’s vireo which could breed adjacent to the Assisted Living Facility footprint. 
Therefore, impacts would be less than significant with mitigation.  

With the addition of MM-BIO-1 and MM-BIO-2, no new significant direct impacts to sensitive 
vegetation communities or special-status species within or substantial increases in previously 
identified sensitive vegetation community or special-status species impact analyzed and disclosed in 
the previously certified 2014 Church EIR would occur as a result of the project modifications. 

5.4.3.2 Issue 3: Wetlands 

Issue 3: Would the project result in a substantial adverse impact on wetlands (including, but not 
limited to, marsh, vernal pool, riparian, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

Threshold  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), biological 
impacts may be significant if the project would cause a substantial adverse impact on wetlands 
(including, but not limited to, marsh, vernal pool, riparian, etc.) through direct removal, filling, 
hydrological interruption, or other means.  

Impact 

Previous EIR 

As indicated in 2014 Church EIR Chapter 5.4, there was no jurisdictional wetland within the Church 
development footprint. The nearest jurisdictional wetlands are located a minimum of 650 feet from 
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the proposed Church. It was determined that there would be no impacts to wetlands as a result of 
the development. Refer to the 2014 Church EIR Chapter 5.4 for additional details. 

Changes in Circumstances/New Information 

As with the Church previously analyzed in the 2014 Church EIR, implementation of the Assisted 
Living Facility would not result in any direct impacts to City wetlands or potential waters of the U.S. 
or state, including wetlands, as none exist within the Assisted Living Facility footprint.  

As described above in Section 5.4.2, the nearest wetland resource is more than 100 feet east of the 
Assisted Living Facility impact area (Figure 5.4-2, Potential Jurisdictional Waters). These adjacent 
wetland habitats include mule fat scrub, southern willow scrub, disturbed cismontane alkali marsh, 
disturbed herbaceous wetland, and arundo-dominated riparian. These habitats are City wetlands and 
would potentially be regulated by the RWQCB, CDFW, and California Coastal Commission as wetland 
waters of the state. Waters of the state and City wetlands are typically affected in the short-term by 
dust, invasive plant species, increased human presence and in the long-term by changes in the 
velocity of runoff during and following construction, which could adversely affect the integrity of 
downstream resources causing erosion and sedimentation. The Assisted Living Facility includes 
features that would avoid potential indirect impacts to wetlands, as detailed below.  

The Assisted Living Facility would include a 100-foot wetland buffer in accordance with the San Diego 
Municipal Code Section 143.0141 (b)(5), thereby preserving the current wetland functions and values 
defined by the City’s Biology Guidelines (City of San Diego 2018a). The Assisted Living Facility includes 
design measures to protect downstream waters, as described in Section 5.4.3.1. In accordance with 
City requirements, all drainage and stormwater runoff associated with the proposed development 
would be directed into a bioswale filtration basin before flowing into the off-site MHPA west of El 
Camino Real, far outside of the 100-foot wetland buffer to the east of the Assisted Living Facility 
footprint. Indirect impacts would also be avoided through the standard construction measures (Water 
Pollution Control Plan (WPCP) (see CM-BIO-5 in Table 3-32) proposed as part of the Assisted Living 
Facility. To further reduce indirect impacts, delineation of the Assisted Living Facility’s footprint with silt 
fencing, pre-construction meetings/environmental education, and biological monitoring would be 
provided, as required under MM-BIO-1. 

Significance of Impact 

The Assisted Living Facility would have no direct impact to wetlands, as there are no wetlands 
located within the Assisted Living Facility footprint. The Assisted Living Facility would include 
standard features (refer to Table 3-32) in accordance with City regulations that would avoid 
significant indirect impacts to adjacent wetlands. Therefore, impacts to wetlands associated with the 
Assisted Living Facility would be less than significant. 
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Based on the above, no new significant wetland impacts or substantial increases in previously 
identified wetland impact analyzed and disclosed in the previously certified 2014 Church EIR would 
occur as a result of the project modifications. 

Mitigation 

No mitigation would be required. 

5.4.3.3 Issue 4: Wildlife Movement and Nursery Sites 

Issue 4: Would the project interfere substantially with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, including linkages identified in the MSCP Plan, or impede the use of native wildlife 
nursery sites? 

Thresholds  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), biological 
impacts may be significant if the project would cause substantial interference with the movement of 
any native resident or migratory fish or wildlife species or with established native resident or 
migratory wildlife corridors, including linkages identified in the MSCP Plan, or impede the use of 
native wildlife nursery sites. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.4, it was determined that the habitat on the Church 
parcel provides relatively few resources for wildlife due to the lack of cover and structural diversity. 
Additionally, it was determined that the implementation of Conceptual Restoration Plan for the 
Church would compensate for the Church’s proposed MSCP boundary line adjustment, and the 
Church would have a beneficial impact on the habitat linkage within Gonzales Canyon. However, it 
was determined that significant direct impacts could occur if migratory birds were disturbed by 
construction related activities during nesting season. These potentially significant direct impacts 
were previously analyzed in the 2014 Church EIR and were mitigated through Mitigation Measure 
BIO-1. Refer to the 2014 Church EIR Chapter 5.4 for additional details. 

Changes in Circumstances/New Information 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
footprint has historically been utilized for agriculture (between at least 2003–2016) (Google Earth 2020) 
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and is currently heavily disturbed with frequent mowing and heavy equipment storage. The Assisted 
Living Facility footprint area is unlikely to provide substantial refuge or cover for wildlife species and 
their movements. Although the City’s MHPA is directly adjacent to the Assisted Living Facility footprint 
to the east, the Assisted Living Facility footprint and brush management zones (see Figure 3-6) is not 
considered to be within a biological core or linkage area since the site is bounded by an active 
construction site, residential development, and parking lots and roads on three sides (Figure 5.4-1). 
The Assisted Living Facility would not interfere substantially with the movement of any species or 
impede the use of a wildlife nursery site and compliance measure for the proposed Assisted Living 
Facility (see CM-BIO-4 in Table 3-32) would avoid indirect impacts. In addition, the project must 
comply with the MBTA, and Fish and Game Code. No additional significant impacts beyond those 
identified in the 2014 Church EIR would result with the addition of the Assisted Living Facility.  

Significance of Impact 

The Assisted Living Facility footprint is not considered to be within a biological core or linkage area 
and is not expected to interfere with movement of migratory fish or wildlife. Impacts related to 
wildlife corridors and linkages are considered less than significant.  

Based on the above, no new significant impacts to wildlife movement and nursery sites or substantial 
increases in previously identified impacts to wildlife movement and nursery analyzed and disclosed in 
the previously certified 2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No additional mitigation would be required. While Mitigation Measure BIO-1 was previously 
identified in the 2014 Church EIR to comply with the MBTA and Fish and Game Code, this measure is 
now considered a compliance measure for the proposed Assisted Living Facility (see CM-BIO-4 in 
Table 3-32).  
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5.4.3.4 Issues 5, 6, and 7: Habitat Conservation Plan and Local Biological Resource 
Policy Consistency 

Issue 5: Would the project result in a conflict with provisions of adopted Habitat Conservation 
Plan, Natural Conservation Community Plan, or other approved local, regional, or state 
conservation plan, either within the MSCP plan area or in the surrounding region? 

Issue 6: Would the project introduce a land use within an area adjacent to the MHPA that would 
result in adverse edge effects? 

Issue 7: Would the project conflict with any local policies or ordinances protecting 
biological resources? 

Threshold  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), biological 
impacts may be significant if the project would cause a conflict with provisions of adopted Habitat 
Conservation Plan, Natural Conservation Community Plan, or other approved local, regional, or state 
conservation plan, either within the MSCP plan area or in the surrounding region; would introduce a 
land use within an area adjacent to the MHPA that would result in adverse edge effects; or conflict 
with any local policies or ordinances protecting biological resources. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.4, it was determined that the Church would not 
conflict with provisions of the adopted MSCP or local ordinances that protect biological resources 
with the implementation of the Conceptual Restoration Plan for the Church and Mitigation Measures 
LU-1 and LU-2. It was determined that the MHPA boundary adjustment would meet the 
requirements of the MSCP Subregional Plan for adjustments to the boundary of the MHPA under 
the “like or equivalent” exchange concept and the direct permanent impacts to the MHCP would be 
less than significant.  

Direct impacts to 0.10 acres of lands associated with grading activities were determined to be 
significant and would be mitigated to less than significant with implementation of Mitigation 
Measure LU-1, which will ensure that the Church restore this area to native habitat. Overall, 
implementation of the Church was determined to not conflict with the provisions of the MSCP with 
implementation of Mitigation Measure LU-2. 
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Additionally, because of the proximity of the Church to the MHPA, short-term and long-term indirect 
impacts on vegetation and sensitive plant and animal species were determined to be potentially 
significant. Thought the implementation of Mitigation Measure LU-2, the Church incorporated 
several features directing potential impacts away from MHPA. Use of native plants on the site and 
limiting construction noise and potential long-term indirect impacts on vegetation and sensitive 
plant and animal species in the MHPA were determined to be less than significant. Refer to the 2014 
Church EIR Chapter 5.4 for additional details. 

Changes in Circumstances/New Information 

The City has adopted the City of San Diego MSCP Subarea Plan to protect biological resources. In 
addition, the San Diego Municipal Code Environmentally Sensitive Lands Regulations and City of 
San Diego Biology Guidelines have been adopted to also protect biological resources within the 
City. As discussed in Section 5.4.3.1, the Assisted Living Facility would result in no direct impacts 
to biological resources protected by the City’s MSCP or supporting Environmentally Sensitive 
Lands regulations or Biology Guidelines. While the Assisted Living Facility parcel contains 1.12 
acres of MHPA and is located adjacent to MHPA, the Assisted Living Facility development 
footprint and brush management zones would be located outside of the MHPA. Accordingly, no 
direct impacts to the MHPA would result from the Assisted Living Facility. The on-site MHPA area 
would be preserved in perpetuity via a conservation easement in accordance with the City’s ESL 
regulations (see PDFCM-BIO-16). 

The Assisted Living Facility would adhere to the MHPA Land Use Adjacency Guidelines (City of 
San Diego 1997) (CM-BIO-1). These guidelines ensure that the Assisted Living Facility indirect 
impacts would be minimized during both construction and operations. Measures relating to 
drainage, toxics/project staging areas/equipment, lighting, noise, barriers, invasives, brush 
management, grading/land development, and area specific management directives would be 
adhered to such that no significant indirect impacts to the adjacent MHPA, short- or long-term, 
would result. CM-BIO-5 requires compliance with WPCP and SWPPP during construction. 
Compliance with these City’s standard requirements would avoid indirect impacts to the MHPA.  

Significance of Impact 

The Assisted Living Facility development would avoid impacts to the on-site MHPA (CM-BIO-1). In 
addition, the Assisted Living Facility would comply with the City’s standard MHPA Land Use 
Adjacency Guidelines (CM-BIO-1) and WPCP (CM-BIO-5) as conditions of approval. As such, the 
Assisted Living Facility development would comply with the MSCP and no biological resource 
impact related to an MHPA inconsistency would occur.  
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Based on the above, no new significant biological resource impacts due to inconsistencies with 
local planning documents or substantial increases in previously identified biological resource 
impact analyzed and disclosed in the previously certified 2014 Church EIR would occur as a 
result of the project modifications. 

Mitigation 

No mitigation would be required. The City now requires the Land Use Adjacency Guidelines be 
included as standard conditions instead of mitigation. As such, the proposed Assisted Living Facility 
would include compliance with the Land Use Adjacency Guidelines as a standard condition (see 
CM-BIO-1) instead of as mitigation. Therefore, Mitigation Measure LU-2 would not be applicable to the 
Assisted Living Facility.  

5.4.3.5 Issue 8: Invasive Plant Species 

Issue 8: Would the project introduce invasive species of plants into natural open space area? 

Threshold  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), biological 
impacts may be significant if the project would cause introduction of invasive species of plants into 
natural open space area. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.4, all related landscaping and revegetation for the 
Church would be limited to native species in areas adjacent to the MHPA with implementation of 
Mitigation Measures LU-1 and LU-2. Thus, no invasive non-native plant species will be used in areas 
adjacent to natural open space and impacts would be less than significant. Refer to 2014 Church EIR 
Chapter 5.4 for additional details. 

Changes in Circumstances/New Information 

As with the Church previously analyzed in the 2014 Church EIR, the Assisted Living Facility would 
incorporate landscaping around the proposed structure and parking lot as well as a landscape 
buffer between the development and areas to the west and south (refer to Section 3.3.5, 
Landscaping). Per the MHPA Land Use Adjacency Guidelines (City of San Diego 1997), no invasive 
non-native plant species shall be introduced into the Assisted Living Facility area (CM-BIO-1).  
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Where Assisted Living Facility activities involve impacts to non-native invasive plant species (as 
identified by the California Invasive Plant Council), the project features require non-native, invasive 
plants to be entirely removed where feasible, and the removal shall be monitored by a Qualified 
Monitoring Biologist, as defined in the City’s Biology Guidelines (City of San Diego 2018a), to ensure 
that dispersal of propagules (e.g., seeds, stems) are avoided or minimized (see CM-BIO-1). If 
aboveground plant material cannot be removed (e.g., due to limited access), herbicides shall be 
applied by a licensed applicator, using chemicals permitted as safe within aquatic environments. 

Significance of Impact 

Assisted Living Facility features include adherence with the MHPA Land Use Adjacency Guidelines 
(City of San Diego 1997) and associated requirements to avoid the introduction of invasive plants into the 
Assisted Living Facility parcel or adjacent MHPA (CM-BIO-1). The Assisted Living Facility development 
impacts related to introduction of invasive species would be less than significant. No additional 
significant impacts beyond those identified in the 2014 Church EIR would result with the addition of 
the Assisted Living Facility.  

Based on the above, no new significant biological resource impacts from invasive species or substantial 
increases in previously identified biological resource impact from invasive species analyzed and disclosed 
in the previously certified 2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required. Mitigation Measure LU-1 from the 2014 Church EIR, requiring 
revegetation of temporarily impacted 0.10-acre area of the Church parcel, would not be required for 
the Assisted Living Facility because the MHPA on the Assisted Living Facility parcel would be avoided 
and preserved through a Covenant of Easement. Additionally, Mitigation Measure LU-2 from the 2014 
Church EIR is now required though compliance with the Land Use Adjacency Guidelines as a standard 
condition (see CM-BIO-1). 
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5.5 GREENHOUSE GAS EMISSIONS 

Chapter 5.5, Greenhouse Gas Emissions, of the 2014 St. John Garabed Armenian Church Project 
Final Environmental Impact Report (2014 Church EIR) discloses information regarding the approved 
St. John Garabed Armenian Church (Church) and associated greenhouse gas (GHG) emissions 
analysis. A summary of that analysis is included in for each GHG issue in Section 5.5.3, below, for the 
convenience of the reader. However, refer to the 2014 Church EIR, Chapter 5.5, for details, which are 
incorporated by reference herein.  

As the focus of the analysis within this Final Subsequent EIR is the addition of the El Camino Real 
Assisted Living Facility (Assisted Living Facility), the additional information provided in the following 
discussion is intended to provide a GHG analysis update to the 2014 Church EIR for the proposed 
Assisted Living Facility. This section discusses potential impacts related to GHG emissions resulting 
from implementation of the Assisted Living Facility, identifies associated regulatory requirements, 
evaluates potential impacts, and identifies mitigation measures, if applicable, related to 
implementation. This analysis is based on the 2015 Climate Action Plan (CAP) Program EIR and 
related addendum and includes the following:  

• Climate Action Plan Consistency Checklist completed for the El Camino Real Assisted Living 
Facility Project prepared by Dudek in November 2021 (Appendix E).  

• Project Design Features demonstrating consistency with the City’s recently updated CAP, as 
included in San Diego’s Municipal Code Chapter 14, Article 3 (Supplemental Development 
Regulations), Division 14 (Climate Action Plan Consistency Regulations).  

5.5.1 EXISTING CONDITIONS  

Climate Change Overview 

Climate change refers to any significant change in measures of climate, such as temperature, 
precipitation, or wind patterns, that lasts for an extended period of time (typically decades or 
longer). The Earth’s temperature depends on the balance between energy entering and leaving the 
planet’s system. Many factors, both natural and human, can cause changes in Earth’s energy 
balance, including variations in the Sun’s energy reaching Earth, changes in the reflectivity of Earth’s 
atmosphere and surface, and changes in the greenhouse effect, which affects the amount of heat 
retained by Earth’s atmosphere (EPA 2022). 

The greenhouse effect is the trapping and buildup of heat in the atmosphere near the Earth’s 
surface (troposphere). The greenhouse effect traps heat in the troposphere through a threefold 
process as follows: short-wave radiation emitted by the Sun is absorbed by the Earth; the Earth 
emits a portion of this energy in the form of long-wave radiation; and GHGs in the upper 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.5 – GREENHOUSE GAS EMISSIONS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.5-2 October 2024 

atmosphere absorb this long-wave radiation and emit it into space and toward the Earth. The 
greenhouse effect is a natural process that contributes to regulating the Earth’s temperature and 
creates a pleasant, livable environment on Earth. Human activities that emit additional GHGs to the 
atmosphere increase the amount of infrared radiation that gets absorbed before escaping into 
space, thus enhancing the greenhouse effect and causing the Earth’s surface temperature to rise.  

The scientific record of the Earth’s climate shows that the climate system varies naturally over a wide 
range of time scales and that, in general, climate changes prior to the Industrial Revolution in the 
1700s can be explained by natural causes, such as changes in solar energy, volcanic eruptions, and 
natural changes in GHG concentrations. Recent climate changes, in particular the warming observed 
over the past century, however, cannot be explained by natural causes alone. Rather, it is extremely 
likely that human activities have been the dominant cause of that warming since the mid-20th 
century and are the most significant driver of observed climate change (EPA 2022; IPCC 2013). 
Human influence on the climate system is evident from the increasing GHG concentrations in the 
atmosphere, positive radiative forcing, observed warming, and improved understanding of the 
climate system (IPCC 2013). The atmospheric concentrations of GHGs have increased to levels 
unprecedented in the last 800,000 years, primarily from fossil fuel emissions and secondarily from 
emissions associated with land use changes (IPCC 2013).  

Greenhouse Gases 

A GHG is any gas that absorbs infrared radiation in the atmosphere; in other words, GHGs trap heat 
in the atmosphere. As defined in California Health and Safety Code Section 38505(g), for purposes of 
administering many of the State’s primary GHG emissions reduction programs, GHGs include carbon 
dioxide (CO2), methane (CH4), nitrous oxide (N2O), hydrofluorocarbons (HFCs), perfluorocarbons 
(PFCs), sulfur hexafluoride (SF6), and nitrogen trifluoride (see also California Code Regulations Title 
14, Section 15364.5).1 Some GHGs, such as CO2, CH4, and N2O, occur naturally and are emitted into 
the atmosphere through natural processes and human activities. Of these gases, CO2 and CH4 are 
the predominant GHGs emitted from human activities. The following paragraphs provide a summary 
of the GHGs associated with the Assisted Living Facility and their sources.2 

Carbon Dioxide. CO2 is a naturally occurring gas and a by-product of human activities, and is the 
principal anthropogenic GHG that affects the Earth’s radiative balance. Natural sources of CO2 
include respiration of bacteria, plants, animals, and fungus; evaporation from oceans; volcanic out-

 
1  Climate-forcing substances include GHGs and other substances, such as black carbon and aerosols. 
2  The descriptions of GHGs are summarized from the Intergovernmental Panel on Climate Change (IPCC) Fourth Assessment 

Report (IPCC 2007), CARB’s “Glossary of Terms Used in GHG Inventories” (CARB 2018), and EPA’s “Climate Change” (EPA 
2022). 
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gassing; and decomposition of dead organic matter. Human activities that generate CO2 are the 
combustion of fuels such as coal, oil, natural gas, and wood, and changes in land use. 

Methane. CH4 is produced through both natural and human activities. CH4 is a flammable gas and is 
the main component of natural gas. CH4 is produced through anaerobic (without oxygen) 
decomposition of waste in landfills, flooded rice fields, animal digestion, decomposition of animal 
waste, production and distribution of natural gas and petroleum, coal production, and incomplete 
fossil fuel combustion. 

Nitrous Oxide. N2O is produced through natural and human activities, mainly through agricultural 
activities and natural biological processes, although fuel burning and other processes also create 
N2O. Sources of N2O include soil cultivation practices (microbial processes in soil and water), 
especially the use of commercial and organic fertilizers, manure management, industrial processes 
(such as in nitric acid production, nylon production, and fossil-fuel-fired power plants), vehicle 
emissions, and using N2O as a propellant (such as in rockets, racecars, and aerosol sprays). 

Fluorinated Gases. Fluorinated gases (also referred to as F-gases) are powerful synthetic GHGs emitted 
from many industrial processes. Fluorinated gases are commonly used as substitutes for stratospheric 
ozone-depleting substances (e.g., chlorofluorocarbons [CFCs], hydrochlorofluorocarbons (HCFCs), and 
halons). The most prevalent fluorinated gases are the following: 

• Hydrofluorocarbons (HFCs) are compounds containing only hydrogen, fluorine, and carbon 
atoms. HFCs are synthetic chemicals used as alternatives to ozone-depleting substances in 
serving many industrial, commercial, and personal needs. HFCs are emitted as by-products of 
industrial processes and are used in manufacturing.  

• Perfluorocarbons (PFCs) are a group of human-made chemicals composed of carbon and 
fluorine only. These chemicals were introduced as alternatives, with HFCs, to the ozone-
depleting substances. The two main sources of PFCs are primary aluminum production and 
semiconductor manufacturing. Since PFCs have stable molecular structures and do not break 
down through the chemical processes in the lower atmosphere, these chemicals have long 
lifetimes, ranging between 10,000 and 50,000 years. 

• Sulfur Hexafluoride (SF6) is a colorless gas soluble in alcohol and ether and slightly soluble in 
water. SF6 is used for insulation in electric power transmission and distribution equipment, 
semiconductor manufacturing, the magnesium industry, and as a tracer gas for leak detection. 

• Nitrogen Trifluoride (NF3) is used in the manufacture of a variety of electronics, including 
semiconductors and flat panel displays.  

Chlorofluorocarbons. CFCs are synthetic chemicals that have been used as cleaning solvents, 
refrigerants, and aerosol propellants. CFCs are chemically unreactive in the lower atmosphere 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.5 – GREENHOUSE GAS EMISSIONS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.5-4 October 2024 

(troposphere), and the production of CFCs was prohibited beginning in 1987 due to the chemical 
destruction of stratospheric O3. 

Hydrochlorofluorocarbons. HCFCs are a large group of compounds whose structure is very close 
to that of CFCs—containing hydrogen, fluorine, chlorine, and carbon atoms—but including one or 
more hydrogen atoms. Like HFCs, HCFCs are used in refrigerants and propellants. HCFCs were also 
used in place of CFCs for some applications; however, their use is being phased out.  

Black Carbon. Black carbon is a component of fine particulate matter, which has been identified as 
a leading environmental risk factor for premature death. It is produced from the incomplete 
combustion of fossil fuels and biomass burning, particularly from older diesel engines and wildfires. 
Black carbon warms the atmosphere by absorbing solar radiation, influences cloud formation, and 
darkens the surface of snow and ice, which accelerates heat absorption and melting. Black carbon is 
a short-lived species that varies spatially, which makes it difficult to quantify its global warming 
potential. DPM emissions are a major source of black carbon and are TACs that have been regulated 
and controlled in California for several decades to protect public health. In relation to declining DPM 
from the California Air Resources Board (CARB) regulations pertaining to diesel engines, diesel fuels, 
and burning activities, CARB estimates that annual black carbon emissions in California have been 
reduced by 70% between 1990 and 2010, with 95% control expected by 2020 (CARB 2014).  

Water Vapor. The primary source of water vapor is evaporation from the ocean, with additional 
vapor generated by sublimation (change from solid to gas) from ice and snow, evaporation from 
other water bodies, and transpiration from plant leaves. Water vapor is the most important, 
abundant, and variable GHG in the atmosphere and maintains a climate necessary for life.  

Ozone. Tropospheric O3, which is created by photochemical reactions involving gases from natural 
sources and human activities, acts as a GHG. Stratospheric O3, which is created by the interaction 
between solar ultraviolet radiation and molecular oxygen (O2), plays a decisive role in the 
stratospheric radiative balance. Depletion of stratospheric O3, due to chemical reactions that may be 
enhanced by climate change, results in an increased ground-level flux of ultraviolet-B radiation.  

Aerosols. Aerosols are suspensions of PM in a gas emitted into the air through burning biomass 
(plant material) and fossil fuels. Aerosols can warm the atmosphere by absorbing and emitting heat, 
and can cool the atmosphere by reflecting light.  

Global Warming Potential  

Gases in the atmosphere can contribute to climate change both directly and indirectly. Direct effects 
occur when the gas itself absorbs radiation. Indirect radiative forcing occurs when chemical 
transformations of the substance produce other GHGs, when a gas influences the atmospheric 
lifetimes of other gases, and/or when a gas affects atmospheric processes that alter the radiative 
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balance of the Earth (EPA 2022). The Intergovernmental Panel on Climate Change (IPCC) developed 
the global warming potential (GWP) concept to compare the ability of each GHG to trap heat in the 
atmosphere relative to another gas. The GWP of a GHG is defined as the ratio of the time-integrated 
radiative forcing from the instantaneous release of 1 kilogram of a trace substance relative to that of 
1 kilogram of a reference gas (IPCC 2014). The reference gas used is CO2; therefore, GWP-weighted 
emissions are measured in metric tons (MT) of carbon dioxide equivalent (CO2e). The current version 
of California Emissions Estimator Model (CalEEMod) (Version 2020.4.0) assumes that the GWP for 
CH4 is 25 (so emissions of 1 MT of CH4 are equivalent to emissions of 25 MT of CO2), and the GWP for 
N2O is 298, based on the IPCC Fourth Assessment Report (IPCC 2007). The GWP values identified in 
CalEEMod were applied to the Assisted Living Facility. 

Greenhouse Gas Inventories  

State Inventory. According to California’s 2000–2019 GHG emissions inventory (2021 edition), 
California emitted approximately 418 MMT CO2e in 2019, including emissions resulting from out-of-
state electrical generation (CARB 2021a). The sources of GHG emissions in California include 
transportation, industry, electric power production from both in-state and out-of-state sources, 
residential and commercial activities, agriculture, high-GWP substances, and recycling and waste. 
Table 5.5-1 presents California GHG emission source categories and their relative contributions to 
the emissions inventory in 2019. 

Between 2000 and 2019, per-capita GHG emissions in California have dropped from a peak of 14.0 
MT per person in 2001 to 10.5 MT per person in 2019, representing an approximate 25% decrease. 
In addition, total GHG emissions in 2019 were approximately 7 MMT CO2e lower than 2018 
emissions (CARB 2021a). 

Table 5.5-1 
Greenhouse Gas Emission Sources in California 

Source Category 
Annual GHG Emissions 

(MMT CO2e) % of Totala 

Transportation 166.1 39.7% 
Industrial 88.2 21.1% 
Electric power 58.8 14.1% 
Commercial and residential 43.8 10.5% 
Agriculture 31.8 7.6% 
High global-warming potential substances 20.6 4.9% 
Recycling and waste 8.9 2.1% 

Total 418.2 100% 
Source: CARB 2021a. 
Notes: GHG = greenhouse gas; MMT CO2e = million metric tons of carbon dioxide equivalent;  
GWP = global warming potential. 
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Emissions reflect 2018 California GHG inventory. 
a Percentage of total has been rounded, and total does not sum due to rounding. 

Between 2000 and 2019, per-capita GHG emissions in California have dropped from a peak of 14.0 
MT per person in 2001 to 10.5 MT per person in 2019, representing an approximate 25% decrease. 
In addition, total GHG emissions in 2019 were approximately 7 MMT CO2e lower than 2018 
emissions (CARB 2021a). 

Local Inventory. The City provided an update to their GHG emission inventory in their 2020 CAP 
Annual Report Appendix (City of San Diego 2020). The City’s GHG emissions for 2019 are presented 
in Table 5.5-2 below. 

Table 5.5-2 
Greenhouse Gas Emission Sources in the City of San Diego 

Source Category 
Annual GHG Emissions 

(MT CO2e) % of Totala 
Transportation  5,296,000 54.90% 
Electricity 2,069,000 21.45% 
Natural Gas 1,911,000 19.81% 
Wastewater and Solid Waste 303,000 3.14% 
Water 67,000 0.69% 

Totals 9,646,000 100% 
Source: City of San Diego 2020. 
Notes: GHG = greenhouse gas; MT CO2e = metric tons of carbon dioxide equivalent per year.  
a Percentage of total has been rounded, and total may not sum due to rounding. 

Potential Effects of Climate Change 

Globally, climate change has the potential to affect numerous environmental resources through 
uncertain impacts related to future air temperatures and precipitation patterns. The 2014 IPCC 
Synthesis Report (IPCC 2014) indicated that warming of the climate system is unequivocal, and since 
the 1950s, many of the observed changes are unprecedented over decades to millennia. Signs that 
global climate change has occurred include warming of the atmosphere and ocean, diminished 
amounts of snow and ice, rising sea levels, and ocean acidification (IPCC 2014). 

In California, climate change impacts have the potential to affect sea-level rise, agriculture, 
snowpack and water supply, forestry, wildfire risk, public health, frequency of severe weather 
events, and electricity demand and supply. The primary effect of global climate change has been a 
rise in average global tropospheric temperature. Reflecting the long-term warming trend since 
pre-industrial times, observed global mean surface temperature for the decade 2006–2015 was 
0.87°C (1.6°F) (likely between 0.75°C [1.4°F] and 0.99°C [1.8°F]) higher than the average over the 
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1850–1900 period (IPCC 2018). Scientific modeling predicts that continued emissions of GHGs at or 
above current rates would induce more extreme climate changes during the twenty-first century 
than were observed during the twentieth century. Human activities are estimated to have caused 
approximately 1.0°C (1.8°F) of global warming above pre-industrial levels, with a likely range of 0.8°C 
to 1.2°C (1.4°F to 2.2°F) (IPCC 2018). Global warming is likely to reach 1.5°C (2.7°F) between 2030 and 
2052 if it continues to increase at the current rate (IPCC 2018). 

Although climate change is driven by global atmospheric conditions, climate change impacts are felt 
locally. A scientific consensus confirms that climate change is already affecting California. The Office 
of Environmental Health Hazard Assessment identified various indicators of climate change in 
California, which are scientifically based measurements that track trends in various aspects of climate 
change. Many indicators reveal discernible evidence that climate change is occurring in California and 
is having significant, measurable impacts in the state. Changes in the state’s climate have been 
observed, including an increase in annual average air temperature with record warmth from 2012 to 
2016, more frequent extreme heat events, more extreme drought, a decline in winter chill, an 
increase in cooling degree days and a decrease in heating degree days, and an increase in variability 
of statewide precipitation (OEHHA 2018). 

Warming temperatures and changing precipitation patterns have altered California’s physical 
systems—the ocean, lakes, rivers, and snowpack—upon which the state depends. Winter snowpack 
and spring snowmelt runoff from the Sierra Nevada and southern Cascade Mountains provide 
approximately one-third of the state’s annual water supply. Impacts of climate on physical systems 
have been observed such as high variability of snow-water content (i.e., amount of water stored in 
snowpack), decrease in snowmelt runoff, glacier change (loss in area), rise in sea levels, increase in 
average lake water temperature and coastal ocean temperature, and a decrease in dissolved oxygen 
in coastal waters (OEHHA 2018). 

Impacts of climate change on biological systems, including humans, wildlife, and vegetation, have also 
been observed, including climate change impacts on terrestrial, marine, and freshwater ecosystems. 
As with global observations, species responses include those consistent with warming: elevational or 
latitudinal shifts in range, changes in the timing of key plant and animal life cycle events, and changes 
in the abundance of species and in community composition. Humans are better able to adapt to a 
changing climate than plants and animals in natural ecosystems. Nevertheless, climate change poses 
a threat to public health as warming temperatures and changes in precipitation can affect vector-
borne pathogen transmission and disease patterns in California, as well as the variability of heat-
related deaths and illnesses. In addition, since 1950, the area burned by wildfires each year has 
followed an increasing trend overall. 
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The California Natural Resources Agency (CNRA) has released four California Climate Change 
Assessments (2006, 2009, 2012, and 2018) that have addressed the following: acceleration of 
warming across the state, more intense and frequent heat waves, greater riverine flows, 
accelerating sea level rise, more intense and frequent drought, more severe and frequent wildfires, 
more severe storms and extreme weather events, shrinking snowpack and less overall precipitation, 
and ocean acidification, hypoxia, and warming. To address local and regional governments’ need for 
information to support action in their communities, the Fourth Assessment (2018) includes reports 
for nine regions of the state. Key projected climate changes for the San Diego Region include the 
following (CNRA 2019):  

• Temperature is projected to increase substantially, by 5°F to 10°F, by the end of the twenty-
first century. Along with mean temperature, heat wave frequency will increase, with more 
intensity and longer duration. Marine layer clouds can help to mitigate the impacts of 
temperature change in the coastal regions, though these clouds are not well represented in 
climate models requiring further research. 

• Precipitation will remain highly variable but will change in character, with wetter winters, drier 
springs, and more frequent and severe droughts punctuated by more intense individual 
precipitation events. Effects of an alter precipitation regime on ecosystems, water demand 
and supply, water quality, and flooding emergencies are incompletely known and will benefit 
from cross-disciplinary investigation. 

• Broadly, wildfire risk will likely increase in the future as climate warms. The risk for large 
catastrophic wildfires driven by Santa Ana wind events will also likely increase as a result of a 
drier autumns leading to low antecedent precipitation before the height of the Santa Ana wind 
season (December and January). 

• Sea level along the San Diego County coast is expected to rise approximately 1 foot by mid-
twenty-first century, and 3 feet or potentially much higher by 2100. For the next several 
decades, high tides combined with elevated shoreline water levels produced by both locally 
and distantly generated wind-driven waves will drive extreme events. Longer-term sea level 
will increase rapidly in the second half of the century and will be punctuated by short periods 
of storm-driven extreme sea levels that will imperil existing infrastructure, structures, and 
ecosystems with increasing frequency. San Diego is testing adaptation approaches, but 
sustained and improved observations in combination with physics based modeling are 
needed to evaluate these adaptations measures and guide future planning. 

• Development in San Diego County is concentrated in the western one-third of the County, 
with approximately 60% of the land remaining undeveloped. Climate change, along with 
development and fragmentation, will act as significant stressors to San Diego’s natural lands, 
which are some of the most biodiverse in the United States. San Diego Association of 
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Governments’ (SANDAG) regional planning emphasis on smart growth to concentrate urban 
development near city and transit centers supports conservation while using mitigating GHG 
emissions. 

• The San Diego County Water Authority, the region’s water wholesaler, continues to diversify its 
supply by developing and negotiating local and nearby imported sources, developing more 
recycled water, and encouraging greater water conservation. There are several coordinated efforts 
in the region to build resilience to climate, and holistic water management adaptations are 
becoming more prevalent throughout communities. Continued science and regional coordination 
to evaluate climate change impacts on future water supply, demand, and quality are needed to 
inform adaptation to future climate changes. 

• San Diego’s energy supply is rapidly changing with renewable energy sources, mostly 
photovoltaic arrays, increasing by more than 30% since 2010, which introduces novel 
sensitivities to weather variation and evolving vulnerability to climate changes. San Diego Gas 
& Electric has installed a high-density weather station network that provides a more detailed, 
real time awareness of weather conditions that could damage the energy system and/or 
produce unusual supply or demand. 

• Recent work in San Diego showed that heat-related health impacts are observed at lower 
temperatures in the coastal region than in the inland and desert regions. This is in part due to 
coastal residents being less acclimated to heat and less likely to have air conditioning. 

• Climate changes felt by San Diego County will also occur in northern Baja, Mexico. Binational 
coordination of climate adaptation measures present potential for significant benefit to 
communities on both sides of the border. However, to be effective, the approaches must 
navigate the complexity posed by different governance and community structures. 

5.5.2 REGULATORY FRAMEWORK  

Federal  

Massachusetts vs. EPA. On April 2, 2007, in Massachusetts v. EPA, the Supreme Court directed the 
U.S. EPA Administrator to determine whether GHG emissions from new motor vehicles cause or 
contribute to air pollution that may reasonably be anticipated to endanger public health or welfare, 
or whether the science is too uncertain to make a reasoned decision. In making these decisions, the 
EPA Administrator was required to follow the language of Section 202(a) of the federal Clean Air Act. 
On December 7, 2009, the Administrator signed a final rule with two distinct findings regarding 
GHGs under Section 202(a) of the Clean Air Act: 

• The Administrator found that elevated concentrations of GHGs—CO2, CH4, N2O, HFCs, PFCs, 
and SF6—in the atmosphere threaten the public health and welfare of current and future 
generations. This is referred to as the “endangerment finding.”  
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• The Administrator further found the combined emissions of GHGs—CO2, CH4, N2O, and 
HFCs—from new motor vehicles and new motor vehicle engines contribute to the GHG air 
pollution that endangers public health and welfare. This is referred to as the “cause or 
contribute finding.” 

These two findings were necessary to establish the foundation for regulation of GHGs from new 
motor vehicles as air pollutants under the Clean Air Act. 

Energy Independence and Security Act. On December 19, 2007, President Bush signed the Energy 
Independence and Security Act of 2007. Among other key measures, the Act would do the following, 
which would aid in the reduction of national GHG emissions: 

1. Increase the supply of alternative fuel sources by setting a mandatory Renewable Fuel Standard 
requiring fuel producers to use at least 36 billion gallons of biofuel in 2022. 

2. Set a target of 35 miles per gallon for the combined fleet of cars and light trucks by model year 
2020 and directs National Highway Traffic Safety Administration (NHTSA) to establish a fuel 
economy program for medium- and heavy-duty trucks and create a separate fuel economy 
standard for work trucks. 

3. Prescribe or revise standards affecting regional efficiency for heating and cooling products 
and procedures for new or amended standards, energy conservation, energy efficiency 
labeling for consumer electronic products, residential boiler efficiency, electric motor 
efficiency, and home appliances. 

Federal Vehicle Standards. In Massachusetts v. EPA (April 2007), the U.S. Supreme Court directed 
the U.S. EPA Administrator to determine whether GHG emissions from new motor vehicles cause or 
contribute to air pollution that may reasonably be anticipated to endanger public health or welfare, 
or whether the science is too uncertain to make a reasoned decision. In December 2009, the 
administrator signed a final rule with the following two distinct findings regarding GHGs under 
section 202(a) of the federal Clean Air Act:  

• The administrator found that elevated concentrations of GHGs—CO2, CH4, N2O, HFCs, PFCs, 
and SF6—in the atmosphere threaten the public health and welfare of current and future 
generations. This is the “endangerment finding.” 

• The administrator further found that the combined emissions of GHGs—CO2, CH4, N2O, and 
HFCs—from new motor vehicles and new motor vehicle engines contribute to the GHG air 
pollution that endangers public health and welfare. This is the “cause or contribute finding.” 

These two findings were necessary to establish the foundation for regulation of GHGs from new 
motor vehicles as air pollutants under the Clean Air Act (42 USC 7401). 
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In 2007, in response to the Massachusetts v. EPA U.S. Supreme Court ruling, the Bush Administration 
issued Executive Order (EO) 13432 directing the EPA, the Department of Transportation, and the 
Department of Energy to establish regulations that reduce GHG emissions from motor vehicles, non-
road vehicles, and non-road engines by 2008. In 2009, the NHTSA issued a final rule regulating fuel 
efficiency and GHG emissions from cars and light-duty trucks for model year 2011; and, in 2010, the 
EPA and NHTSA issued a final rule regulating cars and light-duty trucks for model years 2012 
through 2016 (75 FR 25324–25728). 

In 2010, President Obama issued a memorandum directing the Department of Transportation, 
Department of Energy, EPA, and NHTSA to establish additional standards regarding fuel efficiency 
and GHG reduction, clean fuels, and advanced vehicle infrastructure. In response to this directive, 
the EPA and NHTSA proposed stringent, coordinated federal GHG and fuel economy standards for 
model years 2017 through 2025 light-duty vehicles. The proposed standards projected to achieve 
163 grams per mile of CO2 in model year 2025, on an average industry fleet-wide basis, which is 
equivalent to 54.5 miles per gallon if this level were achieved solely through fuel efficiency. The final 
rule was adopted in 2012 for model years 2017 through 2021 (77 FR 62624–63200). On 
January 12, 2017, the EPA finalized its decision to maintain the current GHG emissions standards for 
model years 2022–2025 cars and light trucks. 

In addition to the regulations applicable to cars and light-duty trucks described above, in 2011, the EPA 
and NHTSA announced fuel economy and GHG standards for medium- and heavy-duty trucks for model 
years 2014 through 2018. The standards for CO2 emissions and fuel consumption are tailored to three 
main vehicle categories: combination tractors, heavy-duty pickup trucks and vans, and vocational 
vehicles. According to the EPA, this regulatory program will reduce GHG emissions and fuel consumption 
for the affected vehicles by 6% to 23% over the 2010 baselines (76 FR 57106–57513). 

In August 2016, the EPA and NHTSA announced the adoption of the phase two program related to 
the fuel economy and GHG standards for medium- and heavy-duty trucks. The phase two program 
will apply to vehicles with model year 2018 through 2027 for certain trailers, and model years 2021 
through 2027 for semi-trucks, large pickup trucks, vans, and all sizes of buses and work trucks. The 
final standards are expected to lower CO2 emissions by approximately 1.1 billion MT and reduce oil 
consumption by up to 2 billion barrels over the lifetime of the vehicles sold under the program (EPA 
and NHTSA 2016). 

On April 2, 2018, the EPA, under Administrator Scott Pruitt, reconsidered the final determination for 
light-duty vehicles and withdrew its previous 2017 determination, stating that the current standards 
may be too stringent and therefore should be revised as appropriate (EPA 2019). 

In August 2018, EPA and NHTSA proposed to amend certain fuel economy and GHG standards for 
passenger cars and light trucks and establish new standards for model years 2021 through 2026. 
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Compared to maintaining the post-2020 standards then in place, the 2018 proposal would increase 
U.S. fuel consumption by about half a million barrels per day (2% to 3% of total daily consumption, 
according to the Energy Information Administration) and would impact the global climate by 
3/1000th of 1°C by 2100 (EPA and NHTSA 2018). California and other states have stated their intent 
to challenge federal actions that would delay or eliminate GHG reduction measures and have 
committed to cooperating with other countries to implement global climate change initiatives. 

On September 27, 2019, the EPA and NHTSA published the SAFE Vehicles Rule Part One: One 
National Program (84 FR 51310), which became effective November 26, 2019. The Part One Rule 
revokes California’s authority to set its own GHG emissions standards and set zero-emission vehicle 
mandates in California. On March 31, 2020, the EPA and NHTSA issued the Part Two Rule, which 
went into effect 60 days after being published in the Federal Register. The Part Two Rule sets CO2 
emissions standards and corporate average fuel economy standards for passenger vehicles and 
light-duty trucks for model years 2021 through 2026. In March 2022, EPA reinstated California’s 
authority under the Clean Air Act to implement its own GHG emission standards and ZEV sales 
mandate. EPA’s March 2022 action concludes its reconsideration of the 2019 SAFE-1 rule by finding 
that the actions taken under the previous administration as a part of SAFE-1 were decided in error 
and are now entirely rescinded. 

State  

The statewide GHG emissions regulatory framework is summarized in this subsection by category: 
state climate change targets, building energy, renewable energy and energy procurement, mobile 
sources, water, solid waste, and other state actions. The following text describes EOs, Assembly Bills 
(ABs), Senate Bills (SBs), and other plans and policies that would directly or indirectly reduce GHG 
emissions and/or address climate change issues. 

State Climate Change Targets  

The state has taken a number of actions to address climate change. These actions are summarized 
below, and include EOs, legislation, and CARB plans and requirements. 

Assembly Bill 32 

In furtherance of the goals established in EO S-3-05, the Legislature enacted AB 32, the California 
Global Warming Solutions Act of 2006 (California Health and Safety Code Sections 38500-38599 et 
seq.). AB 32 provided initial direction on creating a comprehensive multiyear program to limit 
California’s GHG emissions at 1990 levels by 2020, and initiate the transformations required to 
achieve the state’s long-range climate objectives. 
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Senate Bill 32 and Assembly Bill 197 

SB 32 and AB 197 (enacted in 2016) are companion bills. SB 32 codified the 2030 emissions-reduction 
goal of EO B-30-15 by requiring CARB to ensure that statewide GHG emissions are reduced to 40% below 
1990 levels by 2030. AB 197 established the Joint Legislative Committee on Climate Change Policies, 
consisting of at least three members of the Senate and three members of the Assembly, in order to 
provide ongoing oversight over implementation of the state’s climate policies. AB 197 also added two 
members of the Legislature to the Board as nonvoting members; requires CARB to make available and 
update (at least annually via its website) emissions data for GHGs, criteria air pollutants, and toxic air 
contaminants from reporting facilities; and requires CARB to identify specific information for GHG 
emissions-reduction measures when updating the scoping plan. 

Executive Order S-3-05 

EO S-3-05 (June 2005) established California’s GHG emissions-reduction targets and laid out 
responsibilities among the state agencies for implementing the EO and for reporting on progress 
toward the targets. This EO established the following targets:  

• By 2010, reduce GHG emissions to 2000 levels 

• By 2020, reduce GHG emissions to 1990 levels 

• By 2050, reduce GHG emissions to 80% below 1990 levels 

EO S-3-05 also directed the California Environmental Protection Agency to report biannually on 
progress made toward meeting the GHG targets and the impacts to California due to global 
warming, including impacts to water supply, public health, agriculture, the coastline, and forestry. 

Executive Order B-30-15 

EO B-30-15 (April 2015) identified an interim GHG reduction target in support of targets previously 
identified under EO S-3-05 and AB 32. EO B-30-15 set an interim target goal of reducing GHG 
emissions to 40% below 1990 levels by 2030 to keep California on its trajectory toward meeting or 
exceeding the long-term goal of reducing GHG emissions to 80% below 1990 levels by 2050, as set 
forth in EO S-3-05. To facilitate achieving this goal, EO B-30-15 called for CARB to update the Scoping 
Plan to express the 2030 target in terms of MMT CO2e. The EO also called for state agencies to 
continue to develop and implement GHG emission-reduction programs in support of the reduction 
targets. EO S-3-05 found that (1) California is on track to meet or exceed the current target of 
reducing GHG emissions to 1990 levels by 2020, as established in the California Global Warming 
Solutions Act of 2006 (AB 32) and (2) California’s new emission reduction target of 40% below 1990 
levels by 2030 will make it possible to reach the ultimate goal of reducing emissions 80 percent 
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under 1990 levels by 2050. This is the target the IPCC has identified to limit global warming to 2 
degrees Celsius or less by 2050 as necessary to “avoid potentially catastrophic climate change 
impacts.” EO S-3-05 also found that “agencies with jurisdiction over sources of greenhouse gas 
emissions will need to continue to develop and implement emissions reduction programs to reach 
the state’s 2050 target and attain a level of emissions necessary to avoid dangerous climate change.” 

The Inflation Reduction Act of 2022 

The Inflation Reduction Act was signed into law by President Biden in August 2022. The bill includes 
specific investment in energy and climate reform and is projected to reduce GHG emissions within 
the U.S. by 40% as compared to 2005 levels by 2030. The bill allocates funds to boost renewable 
energy infrastructure (e.g., solar panels and wind turbines), includes tax credits for the purchase of 
electric vehicles, and includes measures that will make homes more energy efficient. 

Executive Order B-55-18 

EO B-55-18 (September 2018) establishes a statewide policy for the state to achieve carbon 
neutrality as soon as possible (no later than 2045), and achieve and maintain net negative emissions 
thereafter. The goal is an addition to the existing statewide targets of reducing the state ’s GHG 
emissions. CARB will work with relevant state agencies to ensure that future Scoping Plans identify 
and recommend measures to achieve the carbon neutrality goal. 

Assembly Bill 1279 

The Legislature enacted AB 1279, the California Climate Crisis Act, in September 2022. The bill 
declares the policy of the state to achieve net zero GHG emissions as soon as possible, but no later 
than 2045, and achieve and maintain net negative GHG emissions thereafter. Additionally, the bill 
requires that by 2045, statewide anthropogenic GHG emissions be reduced to at least 85% below 
1990 levels. 

California Air Resources Board’s Climate Change Scoping Plan 

One specific requirement of AB 32 is for CARB to prepare a “scoping plan” for achieving the maximum 
technologically feasible and cost-effective GHG emission reductions by 2020 (California Health and 
Safety Code Section 38561[a]), and to update the plan at least once every 5 years. In 2008, CARB 
approved the first scoping plan: The Climate Change Proposed Scoping Plan: A Framework for Change 
(Scoping Plan; CARB 2008). The Scoping Plan included a mix of recommended strategies that combined 
direct regulations, market-based approaches, voluntary measures, policies, and other emission-
reduction programs calculated to meet the 2020 statewide GHG emission limit and initiate the 
transformations needed to achieve the state’s long-range climate objectives.  
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In 2014, CARB approved the first update to the Scoping Plan. The First Update to the Climate Change 
Scoping Plan: Building on the Framework (First Update) defined the state’s GHG emission reduction 
priorities for the next 5 years and laid the groundwork to start the transition to the post-2020 goals 
set forth in EOs S-3-05 and B-16-2012 (CARB 2014). The First Update concluded that California was 
on track to meet the 2020 target, but recommended a 2030 mid-term GHG reduction target be 
established to ensure a continuum of action to reduce emissions. The First Update recommended a 
mix of technologies in key economic sectors to reduce emissions through 2050 including energy 
demand reduction through efficiency and activity changes; large-scale electrification of on-road 
vehicles, buildings and industrial machinery; decarbonizing electricity and fuel supplies; and the 
rapid market penetration of efficient and clean energy technologies.  

In December 2017, CARB released the 2017 Climate Change Scoping Plan Update (Second Update) 
for public review and comment (CARB 2017a). The Second Update builds on the successful 
framework established in the initial Scoping Plan and First Update, while identifying new 
technologically feasible and cost-effective strategies that will serve as the framework to achieve the 
2030 GHG target and define the state’s climate change priorities to 2030 and beyond. The strategies’ 
“known commitments” include implementing renewable energy and energy efficiency (including the 
mandates of SB 350), increased stringency of the Low Carbon Fuel Standard, measures identified in 
the Mobile Source and Freight Strategies, measures identified in the proposed Short-Lived Climate 
Pollutant Plan, and increased stringency of SB 375 targets. To fill the gap in additional reductions 
needed to achieve the 2030 target, the Second Update recommends continuing the Cap-and-Trade 
Program and a measure to reduce GHGs from refineries by 20%. The Second Update was approved 
by CARB’s Governing Board on December 14, 2017. 

CARB approved the 2022 Scoping Plan for Achieving Carbon Neutrality in December 2022, which 
outlines the state’s plan to reach carbon neutrality by 2045 or earlier, while also assessing the 
progress the state is making toward reducing GHG emissions by at least 40 percent below 1990 levels 
by 2030, as is required by SB 32 and laid out in the Second Update. The carbon neutrality goal 
requires CARB to expand proposed actions from only the reduction of anthropogenic sources of GHG 
emissions to also include those that capture and store carbon (e.g., through natural and working 
lands, or mechanical technologies). The carbon reduction programs build on and accelerate those 
currently in place, including moving to zero-emission transportation; phasing out use of fossil gas use 
for heating homes and buildings; reducing chemical and refrigerants with high GWP; providing 
communities with sustainable options for walking, biking, and public transit; displacement of fossil-
fuel fired electrical generation through use of renewable energy alternatives (e.g., solar arrays and 
wind turbines); and scaling up new options such as green hydrogen3 (CARB 2022b).  

 
3  Green hydrogen refers to hydrogen that is generated by renewable energy or from low-carbon power, and has significantly 

lower associated carbon emissions than grey hydrogen, which is produced using natural gas and makes up the majority of 
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The Scoping Plan recommends strategies for implementation at the statewide level to meet the 
goals of AB 32, SB 32, and the EOs; it also establishes an overall framework for the measures that 
will be adopted to reduce California’s GHG emissions.  

California Air Resources Board’s Regulations for the Mandatory Reporting of Greenhouse 
Gas Emissions 

CARB’s Regulation for the Mandatory Reporting of Greenhouse Gas Emissions (17 CCR Sections 
95100–95157) incorporated by reference certain requirements that EPA promulgated in its Final Rule 
on Mandatory Reporting of Greenhouse Gases (40 FR Section 98). Specifically, section 95100(c) of the 
Mandatory Reporting Regulation incorporated those requirements that EPA promulgated in the 
Federal Register on October 30, 2009; July 12, 2010; September 22, 2010; October 28, 2010; 
November 30, 2010; December 17, 2010; and April 25, 2011. In general, entities subject to the 
Mandatory Reporting Regulation that emit over 10,000 MT CO2e per year are required to report 
annual GHGs through the California Electronic GHG Reporting Tool. Certain sectors, such as 
refineries and cement plants, are required to report regardless of emission levels. Entities that emit 
more than the 25,000 MT CO2e per year threshold are required to have their GHG emissions report 
verified by a CARB-accredited third-party.  

Executive Order B-18-12 

EO B-18-12 (April 2012) directed state agencies, departments, and other entities under the 
Governor’s executive authority to take action to reduce entity-wide GHG emissions by at least 10% 
by 2015 and 20% by 2020, as measured against a 2010 baseline. EO B-18-12 also established goals 
for existing state buildings for reducing grid-based energy purchases and water use. 

Senate Bill 605 and Senate Bill 1383 

SB 605 (2014) requires CARB to complete a comprehensive strategy to reduce emissions of short-
lived climate pollutants (SLCPs) in the state (California Health and Safety Code Section 39730). In 
September 2016, Governor Brown signed into law SB 1383 (Lara, Chapter 395, Statutes of 2016), 
establishing methane emissions reduction targets in a statewide effort to reduce emissions of short-
lived climate pollutants in various sectors of California’s economy. The new law codifies the 
California Air Resources Board’s Short-Lived Climate Pollutant Strategy, established pursuant to SB 
605 (Lara, Chapter 523, Statutes of 2014), to achieve reductions in the statewide emissions of short-
lived climate pollutants SB 1383 (2016) requires CARB to approve and implement that strategy by 
January 1, 2018 (California Public Resources Code [PRC] Section 42652-43654). SB 1383 also 
establishes specific targets for the reduction of SLCPs (40% below 2013 levels by 2030 for CH4 and 

 
hydrogen production. For the purposes of the 2022 Scoping Plan, the term “green hydrogen” is not limited to only electrolytic 
hydrogen produced from renewables. 
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HFCs, and 50% below 2013 levels by 2030 for anthropogenic black carbon), and provides direction 
for reductions from dairy and livestock operations and landfills. Accordingly, and as mentioned 
above, CARB adopted its Short-Lived Climate Pollutant Reduction Strategy (SLCP Reduction Strategy) 
in March 2017. The SLCP Reduction Strategy establishes a framework for the statewide reduction of 
emissions of black carbon, methane, and fluorinated gases (CARB 2017b).  

Building Energy 

California Code of Regulations, Title 24, Part 6 

The California Building Standards Code were established in 1978 and serves to enhance and 
regulate California’s building standards. While not initially promulgated to reduce GHG emissions, 
Part 6 of Title 24 specifically established Building Energy Efficiency Standards that are designed to 
ensure that new and existing buildings in California achieve energy efficiency and preserve outdoor 
and indoor environmental quality. These energy efficiency standards are reviewed every few years 
by the Building Standards Commission and the California Energy Commission (CEC), and revised if 
necessary (PRC 25402[b][1]). The regulations receive input from members of industry, as well as the 
public, in order to “reduce the wasteful, uneconomic, inefficient, or unnecessary consumption of 
energy” (PRC 25402). These regulations are carefully scrutinized and analyzed for technological and 
economic feasibility (PRC 25402[d]) and cost effectiveness (PRC 25402[b][2–3]). As a result, these 
standards save energy, increase electricity supply reliability, increase indoor comfort, avoid the need 
to construct new power plants, and help preserve the environment. The current Title 24 standards 
are the 2019 Title 24 building energy efficiency standards, which became effective January 1, 2020. 

California Code of Regulations, Title 24, Part 11 

In addition to the CEC’s efforts, in 2008, the California Building Standards Commission adopted the 
nation’s first green building standards. The California Green Building Standards Code (Part 11 of 
Title 24) is commonly referred to as California’s Green Building Standards (CALGreen), and establishes 
minimum mandatory standards and voluntary standards pertaining to the planning and design of 
sustainable site development, energy efficiency (in excess of the California Energy Code requirements), 
water conservation, material conservation, and interior air quality. The CALGreen standards took effect 
in January 2011 and instituted mandatory minimum environmental performance standards for all 
ground-up, new construction of commercial, low-rise residential and state-owned buildings and 
schools and hospitals. The 2019 CALGreen standards are the current applicable standards.  

California Code of Regulations, Title 20 

Title 20 of the California Code of Regulations requires manufacturers of appliances to meet state and 
federal standards for energy and water efficiency (20 CCR Sections 1401–1410 et seq.). The CEC 
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certifies an appliance based on a manufacturer’s demonstration that the appliance meets the 
standards. New appliances regulated under Title 20 include: refrigerators, refrigerator-freezers and 
freezers; room air conditioners and room air-conditioning heat pumps; central air conditioners; spot 
air conditioners; vented gas space heaters; gas pool heaters; plumbing fittings and plumbing fixtures; 
fluorescent lamp ballasts; lamps; emergency lighting; traffic signal modules; dishwaters; clothes 
washers and dryers; cooking products; electric motors; low voltage dry-type distribution 
transformers; power supplies; televisions and consumer audio and video equipment; and battery 
charger systems. Title 20 presents protocols for testing each type of appliance covered under the 
regulations and appliances must meet the standards for energy performance, energy design, water 
performance, and water design. Title 20 contains three types of standards for appliances: federal and 
state standards for federally regulated appliances, state standards for federally regulated appliances, 
and state standards for non-federally regulated appliances. 

Senate Bill 1 

SB 1 (2006) established a $3 billion rebate program to support the goal of the state to install 
rooftop solar energy systems with a generation capacity of 3,000 megawatts through 2016. SB 1 
added sections to the PRC, including Chapter 8.8 (California Solar Initiative), that require building 
projects applying for ratepayer-funded incentives for photovoltaic systems to meet minimum 
energy efficiency levels and performance requirements (PRC Sections 25780–25784 et seq.). 
Section 25780 established that it is a goal of the state to establish a self-sufficient solar industry. 
The goals included establishing solar energy systems as a viable mainstream option for both 
homes and businesses within 10 years of adoption, and placing solar energy systems on 50% of 
new homes within 13 years of adoption. SB 1, also termed “Go Solar California,” was previously 
titled “Million Solar Roofs.” 

Assembly Bill 1470 (Solar Water Heating) 

This bill established the Solar Water Heating and Efficiency Act of 2007 (California Public Utilities 
Code Sections 2851–2869 et seq.). The bill makes findings and declarations of the Legislature 
relating to the promotion of solar water heating systems and other technologies that reduce natural 
gas demand.  

Assembly Bill 1109 

Enacted in 2007, AB 1109 required the CEC to adopt minimum energy efficiency standards for 
general-purpose lighting to reduce electricity consumption by 50% for indoor residential lighting and 
by 25% for indoor commercial lighting (PRC Section 25402.5.4). 
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Renewable Energy and Energy Procurement 

Senate Bill 1078 

SB 1078 (2002) (California Public Utilities Code Section 399.11 et seq.) established the Renewables 
Portfolio Standard (RPS) program, which required an annual increase in renewable generation by 
the utilities equivalent to at least 1% of sales, with an aggregate goal of 20% by 2017. This goal was 
subsequently accelerated, requiring utilities to obtain 20% of their power from renewable sources 
by 2010 (see SB 107, EO S-14-08, and EO S-21-09). 

Senate Bill 1368 

SB 1368 (2006), required the CEC to develop and adopt regulations for GHG emission performance 
standards for the long-term procurement of electricity by local publicly owned utilities (California 
Public Utilities Code Section 8340-8341 et seq.). These standards must be consistent with the 
standards adopted by the California Public Utilities Commission (CPUC). 

Executive Order S-14-08 

EO S-14-08 (2008) focused on the contribution of renewable energy sources to meet the electrical 
needs of California while reducing the GHG emissions from the electrical sector. This EO required 
that all retail suppliers of electricity in California serve 33% of their load with renewable energy by 
2020. Furthermore, the EO directed state agencies to take appropriate actions to facilitate reaching 
this target. The CNRA, through collaboration with CEC and the California Department of Fish and 
Wildlife, was directed to lead this effort. 

Executive Order S-21-09 and Senate Bill X1-2 

EO S-21-09 (2009) directed CARB to adopt a regulation consistent with the goal of EO S-14-08 by July 
31, 2010. CARB was further directed to work with CPUC and CEC to ensure that the regulation builds 
upon the RPS program and was applicable to investor-owned utilities, publicly owned utilities, direct 
access providers, and community choice providers. Under this order, CARB was to give the highest 
priority to those renewable resources that provide the greatest environmental benefits with the 
least environmental costs and impacts on public health, and those that can be developed the most 
quickly in support of reliable, efficient, cost-effective electricity system operations. On 
September 23, 2010, CARB initially approved regulations to implement a Renewable Electricity 
Standard; however, this regulation was not finalized because of subsequent legislation (SB X1-2) 
signed by Governor Brown in April 2011. 

SB X1-2 expanded RPS by establishing a renewable energy target of 20% of the total electricity sold 
to retail customers in California per year by December 31, 2013, and 33% by December 31, 2020, 
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and in subsequent years. Under the bill, a renewable electrical generation facility is one that uses 
biomass, solar thermal, photovoltaic, wind, geothermal, fuel cells using renewable fuels, small 
hydroelectric generation (30 megawatts or less), digester gas, municipal solid waste conversion, 
landfill gas, ocean wave, ocean thermal, or tidal current, and that meets other specified 
requirements with respect to its location. 

SB X1-2 applies to all electricity retailers in the state, including publicly owned utilities, investor-
owned utilities, electricity service providers, and community choice aggregators. All of these entities 
must meet the renewable energy goals listed above. 

Senate Bill 350 

SB 350 (2015) further expanded the RPS program by establishing a goal of 50% of the total electricity 
sold to retail customers in California per year by December 31, 2030. In addition, SB 350 included 
the goal to double the energy efficiency savings in electricity and natural gas final end uses (such as 
heating, cooling, lighting, or class of energy uses on which an energy-efficiency program is focused) 
of retail customers through energy conservation and efficiency. The bill also requires the CPUC, in 
consultation with the CEC, to establish efficiency targets for electrical and gas corporations 
consistent with this goal. 

Senate Bill 100 

SB 100 (2018) increased the standards set forth in SB 350, establishing that 44% of the total electricity 
sold to retail customers in California per year by December 31, 2024, 52% by December 31, 2027, and 
60% by December 31, 2030, be secured from qualifying renewable energy sources. SB 100 states that 
it is the policy of the state that eligible renewable energy resources and zero-carbon resources supply 
100% of the retail sales of electricity to California. This bill requires that the achievement of 100% zero-
carbon electricity resources do not increase the carbon emissions elsewhere in the western grid and 
that the achievement not be achieved through resource shuffling. 

Senate Bill 1020 

SB 1020 (September 2022) revises the standards from SB 100, requiring the following percentage of 
retail sales of electricity to California end-use customers come from eligible renewable energy 
resources and zero-carbon resources: 

• 90% by December 31, 2035  

• 95% by December 31, 2040  

• 100% by December 31, 2045 
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Mobile Sources 

State Vehicle Standards (Assembly Bill 1493 and Executive Order B-16-12) 

AB 1493 (July 2002) was enacted in a response to the transportation sector accounting for more than 
half of California’s CO2 emissions. AB 1493 required CARB to set GHG emission standards for 
passenger vehicles, light-duty trucks, and other vehicles determined by the state board to be 
vehicles that are primarily used for noncommercial personal transportation in the state. The bill 
required that CARB set GHG emission standards for motor vehicles manufactured in 2009 and all 
subsequent model years. CARB adopted the standards in September 2004. EO B-16-12 (March 2012) 
required that state entities under the governor’s direction and control support and facilitate the 
rapid commercialization of zero-emissions vehicles. It ordered CARB, CEC, CPUC, and other relevant 
agencies to work with the Plug-in Electric Vehicle Collaborative and the California Fuel Cell 
Partnership to establish benchmarks to help achieve benchmark goals by 2015, 2020, and 2025. On 
a statewide basis, EO B-16-12 established a target reduction of GHG emissions from the 
transportation sector equaling 80% less than 1990 levels by 2050. This directive did not apply to 
vehicles that have special performance requirements necessary for the protection of the public 
safety and welfare.  

Heavy-Duty Diesel 

CARB adopted the final Heavy-Duty Truck and Bus Regulation on December 31, 2014, to reduce 
diesel particulate matter, a major source of black carbon, and oxides of nitrogen emissions from 
heavy-duty diesel vehicles (13 CCR Section 2025). The rule requires diesel particulate matter filters 
be applied to newer heavier trucks and buses by January 1, 2012, with older vehicles required to 
comply by January 1, 2015. The rule will require nearly all diesel trucks and buses to be compliant 
with the 2010 model year engine requirement by January 1, 2023. CARB also adopted an Airborne 
Toxic Control Measure to limit idling of diesel-fueled commercial vehicles on December 12, 2013. 
This rule requires diesel-fueled vehicles with gross vehicle weights greater than 10,000 pounds to 
idle no more than 5 minutes at any location (13 CCR Section 2485). 

Executive Order S-1-07 

EO S-1-07 (January 2007, implementing regulation adopted in April 2009) sets a declining Low 
Carbon Fuel Standard for GHG emissions measured in CO2e grams per unit of fuel energy sold in 
California. The target of the Low Carbon Fuel Standard is to reduce the carbon intensity of California 
passenger vehicle fuels by at least 10% by 2020 (17 CCR Section 95480 et seq.). The carbon intensity 
measures the amount of GHG emissions in the lifecycle of a fuel—including extraction/feedstock 
production, processing, transportation, and final consumption—per unit of energy delivered. 
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Senate Bill 375 

SB 375 (California Government Code Section 65080) addresses GHG emissions associated with the 
transportation sector through regional transportation and sustainability plans. SB 375 requires 
CARB to adopt regional GHG-reduction targets for the automobile and light-truck sector for 2020 
and 2035, and to update those targets every 8 years. SB 375 requires the state’s 18 regional 
metropolitan planning organizations (MPOs) to prepare a Sustainable Communities Strategy (SCS) as 
part of their Regional Transportation Plan (RTP) that will achieve the GHG-reduction targets set by 
CARB. If an MPO is unable to devise an SCS to achieve the GHG-reduction target, the MPO must 
prepare an Alternative Planning Strategy demonstrating how the GHG-reduction target would be 
achieved through alternative development patterns, infrastructure, or additional transportation 
measures or policies. 

An SCS does not: (i) regulate the use of land; (ii) supersede the land use authority of cities and 
counties; or (iii) require that a city’s or county’s land use policies and regulations, including those in a 
general plan, be consistent with it (California Government Code Section 65080[b][2][K]). 
Nonetheless, SB 375 makes regional and local planning agencies responsible for developing those 
strategies as part of the federally required metropolitan transportation planning process and the 
state-mandated housing element process.  

In 2010, CARB adopted the SB 375 targets for the regional MPOs. The targets adopted for SANDAG in 
2010 are a 7% reduction in per capita passenger-vehicle GHG emissions by 2020 and a 13% 
reduction by 2035, measured relative to 2005 GHG emissions. In 2018, CARB adopted the second 
round of SB 375 reduction targets, and increased SANDAG’s 2020 target to a 15% reduction in per-
capita passenger-vehicle GHG emissions, and the 2035 target to a 19% reduction using the same 
2005 baseline. 

SANDAG completed and adopted its 2050 RTP/SCS in October 2011. In November 2011, CARB, by 
resolution, accepted SANDAG’s GHG emissions quantification analysis and determination that, if 
implemented, the SCS would achieve CARB’s 2020 and 2035 GHG emissions reduction targets for 
the region.  

After SANDAG’s 2050 RTP/SCS was adopted, a lawsuit was filed by the Cleveland National Forest 
Foundation and others (Cleveland National Forest Foundation v. San Diego Association of Governments 
[2017] 3 Cal. 5th 497). regarding analysis of EO S-3-05’s 2050 goal of an 80% reduction in GHG 
emissions from 1990 levels. The Supreme Court of California held that the Environmental Impact 
Report at issue was sufficient to inform the public, based on the information available at the time, 
about the regional plan’s GHG impacts and its potential inconsistency with state climate change 
goals without including an explicit analysis of the consistency of projected 2050 GHG emissions with 
the goals in the executive order. 
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In 2015, SANDAG adopted the next iteration of its RTP/SCS in accordance with statutorily mandated 
timelines and no subsequent litigation challenge was filed. More specifically, in October 2015, 
SANDAG adopted San Diego Forward: The Regional Plan (Regional Plan) (SANDAG 2015). Like the 
2050 RTP/SCS, San Diego Forward: Regional Plan meets CARB’s 2020 and 2035 reduction targets for 
the region (SANDAG 2015). In December 2015, CARB, by resolution, accepted SANDAG’s GHG 
emissions quantification analysis and determination that, if implemented, the SCS would achieve 
CARB’s 2020 and 2035 GHG emissions reduction targets for the region. The Regional Plan was 
updated in 2021, which was the result of years of planning, data analysis, and community 
engagement to reimagine the San Diego region with a transformative transportation system, a 
sustainable pattern of growth and development, and innovative demand and management 
strategies (SANDAG 2021). 

Advanced Clean Cars Program and Zero-Emissions Vehicle Program 

The Advanced Clean Cars (ACC) I program (January 2012) is an emissions-control program for 
model years 2015 through 2025. The program combines the control of smog- and soot-causing 
pollutants and GHG emissions into a single coordinated package of regulations: the Low-Emission 
Vehicle regulation for criteria air pollutant and GHG emissions and a technology forcing regulation 
for zero-emission vehicles (ZEV) that contributes to both types of emission reductions (CARB 
2021b). The package includes elements to reduce smog-forming pollution, reduce GHG emissions, 
promote clean cars, and provide the fuels for clean cars. To improve air quality, CARB has 
implemented new emission standards to reduce smog-forming emissions beginning with 2015 model 
year vehicles. It is estimated that in 2025 cars will emit 75% less smog-forming pollution than the 
average new car sold in 2015. The ZEV program will act as the focused technology of the ACC I 
program by requiring manufacturers to produce increasing numbers of ZEVs and plug-in hybrid EVs in 
the 2018 to 2025 model years. 

The ACC II program is currently in development to establish the next set of Low-Emission Vehicle 
and ZEV requirements for model years after 2025 to contribute to meeting federal ambient air 
quality ozone standards and California’s carbon neutrality standards (CARB 2021b). The main 
objectives of ACC II are: 

1. Maximize criteria and GHG emission reductions through increased stringency and real -
world reductions. 

2. Accelerate the transition to ZEVs through both increased stringency of requirements and 
associated actions to support wide-scale adoption and use. 

The ACC II rulemaking package was adopted by CARB on August 25, 2022. 
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Executive Order N-79-20 

EO N-79-20 (September 2020) requires CARB to develop regulations as follows:  

(1) Passenger vehicle and truck regulations requiring increasing volumes of new ZEVs sold in 
the State towards the target of 100% of in-state sales by 2035  

(2) Medium- and heavy-duty vehicle regulations requiring increasing volumes of new zero-
emission trucks and buses sold and operated in the State towards the target of 100% of 
the fleet transitioning to zero-emission vehicles by 2045 everywhere feasible and for all 
drayage trucks to be zero emission by 2035  

(3) Strategies, in coordination with other State agencies, the EPA, and local air districts, to 
achieve 100% zero-emission from off-road vehicles and equipment operations in the State 
by 2035  

EO N-79-20 called for the development of a Zero-Emissions Vehicle Market Development Strategy, 
which was released February 2021, to be updated every 3 years, that ensures coordination and 
implementation of the EO and outlines actions to support new and used ZEV markets. In addition, 
the EO specifies identification of near-term actions, and investment strategies, to improve clean 
transportation, sustainable freight, and transit options; and calls for development of strategies, 
recommendations, and actions by July 15, 2021, to manage and expedite the responsible closure 
and remediation of former oil extraction sites as the State transitions to a carbon-neutral economy. 

Advanced Clean Trucks Regulation 

The Advanced Clean Trucks (ACT) Regulation was also approved by CARB in 2020. The purpose of the 
ACT Regulation is to accelerate the market for zero-emission vehicles in the medium- and heavy-duty 
truck sector and to reduce air pollutant emissions generated from on-road mobile sources (CARB 
2021c). The regulation has two components including (1) a manufacturer sales requirement and (2) a 
reporting requirement: 

1. Zero-emission truck sales: Manufacturers who certify Class 2b-8 chassis or complete vehicles 
with combustion engines will be required to sell zero-emission trucks as an increasing 
percentage of their annual California sales from 2024 to 2035. By 2035, zero-emission 
truck/chassis sales would need to be 55% of Class 2b – 3 truck sales, 75% of Class 4 – 8 straight 
truck sales, and 40% of truck tractor sales. 

2. Company and fleet reporting: Large employers including retailers, manufacturers, brokers, 
and others will be required to report information about shipments and shuttle services. Fleet 
owners, with 50 or more trucks, will be required to report about their existing fleet operations. 
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This information will help identify future strategies to ensure that fleets purchase available 
zero-emission trucks and place them in service where suitable to meet their needs. 

Water 

Senate Bill X7-7 

SB X7-7, or the Water Conservation Act of 2009, required that all water suppliers increase their water 
use efficiency with an overall goal of reducing per capita urban water use by 20% by 
December 31, 2020. Each urban water supplier was required to develop water use targets to meet 
this goal. 

Executive Order B-29-15 

In response to the ongoing drought in California, EO B-29-15 (April 2015) set a goal of achieving a 
statewide reduction in potable urban water usage of 25% relative to water use in 2013. The term of 
the EO extended through February 28, 2016, although many of the directives have become 
permanent water-efficiency standards and requirements. The EO includes specific directives that set 
strict limits on water usage in the state. In response to EO B-29-15, the California Department of 
Water Resources has modified and adopted a revised version of the Model Water Efficient 
Landscape Ordinance that, among other changes, significantly increases the requirements for 
landscape water use efficiency and broadens its applicability to include new development projects 
with smaller landscape areas. 

Executive Order N-10-21 

In response to a state of emergency due to severe drought conditions, EO N-10-21 (July 2021) called 
on all Californians to voluntarily reduce their water use by 15% from their 2020 levels. Actions 
suggested in EO N-10-21 include reducing landscape irrigation, running dishwashers and washing 
machines only when full, finding and fixing leaks, installing water-efficient showerheads, taking 
shorter showers, using a shutoff nozzle on hoses, and taking cars to commercial car washes that use 
recycled water. 

Solid Waste 

Assembly Bill 939, Assembly Bill 341, Assembly Bill 1826, and Senate Bill 1383 

In 1989, AB 939, known as the Integrated Waste Management Act (PRC Section 40000 et seq.), was 
passed because of the increase in waste stream and the decrease in landfill capacity. The statute 
established the California Integrated Waste Management Board (replaced in 2010 by the California 
Department of Resources Recycling and Recovery, or CalRecycle), which oversees a disposal 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.5 – GREENHOUSE GAS EMISSIONS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.5-26 October 2024 

reporting system. AB 939 mandated a reduction of waste being disposed where jurisdictions were 
required to meet diversion goals of all solid waste through source reduction, recycling, and 
composting activities of 25% by 1995 and 50% by the year 2000. 

AB 341 (2011) amended the California Integrated Waste Management Act of 1989 to include a 
provision declaring that it is the policy goal of the state that not less than 75% of solid waste 
generated be source-reduced, recycled, or composted by the year 2020, and annually thereafter. In 
addition, AB 341 required CalRecycle to develop strategies to achieve the state’s policy goal. 
CalRecycle has conducted multiple workshops and published documents that identify priority 
strategies that it believes would assist the state in reaching the 75% goal by 2020. 

AB 1826 (Chapter 727, Statutes of 2014, effective 2016) requires businesses to recycle their organic 
waste (i.e., food waste, green waste, landscape and pruning waste, nonhazardous wood waste, and 
food-soiled paper waste that is mixed in with food waste) depending on the amount of waste they 
generate per week. This law also requires local jurisdictions across the state to implement an 
organic waste recycling program to divert organic waste generated by businesses, including 
multifamily residential dwellings that consist of five or more units. The minimum threshold of 
organic waste generation by businesses decreases over time, which means an increasingly greater 
proportion of the commercial sector will be required to comply. 

SB 1383 (2016) establishes targets to achieve a 50 percent reduction in the level of the statewide 
disposal of organic waste from the 2014 level by 2020, and a 75 percent reduction by 2025. The law 
provides CalRecycle the regulatory authority required to achieve the organic waste disposal 
reduction targets and establishes an additional target that not less than 20 percent of edible food 
that is currently disposed of is recovered for human consumption by 2025. Beginning on 
January 1, 2022, every jurisdiction in California (i.e., city, county, or special district that provides solid 
waste collection services) is required to provide organic waste collection services to all residents and 
businesses. This law will mark a major change in how California processes food waste. While some 
individual cities have implemented composting regulations on a local level, SB 1383 will be the first 
statewide initiative to require that all state residents separate organic waste. Notably, the City’s 
Recycling Ordinance was updated in June 2022 to ensure the City is complying with SB 1383 by 
establishing a new Organic Waste Recycling program for all City residents. Food and yard waste 
collected will be composted to make soil amendments or anaerobic digestion to create renewable 
natural gas. The program, which represents the biggest change to trash and recycling in San Diego’s 
history, supports the City’s Zero Waste and Climate Action Goals (City of San Diego 2022a).  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.5 – GREENHOUSE GAS EMISSIONS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.5-27 October 2024 

Other State Actions 

Senate Bill 97 

SB 97 (2007) directed the Governor’s Office of Planning and Research and the CNRA to develop 
guidelines under CEQA for the mitigation of GHG emissions. In 2008, the Governor’s Office of Planning 
and Research issued a technical advisory as interim guidance regarding the analysis of GHG emissions 
in CEQA documents. The advisory indicated that the lead agency should identify and estimate a 
project’s GHG emissions, including those associated with vehicular traffic, energy consumption, water 
usage, and construction activities (OPR 2008). The advisory further recommended that the lead agency 
determine significance of the impacts and impose all mitigation measures necessary to reduce GHG 
emissions to a level that is less than significant. The CNRA adopted the CEQA Guidelines amendments 
in December 2009, which became effective in March 2010. 

Under the amended CEQA Guidelines, a lead agency has the discretion to determine whether to use 
a quantitative or qualitative analysis or apply performance standards to determine the significance 
of GHG emissions resulting from a particular project (14 CCR Section 15064.4[a]). The CEQA 
Guidelines require a lead agency to consider the extent to which the project complies with 
regulations or requirements adopted to implement a statewide, regional, or local plan for the 
reduction or mitigation of GHG emissions (14 CCR Section 15064.4[b]). The CEQA Guidelines also 
allow a lead agency to consider feasible means of mitigating the significant effects of GHG 
emissions, including reductions in emissions through the implementation of project features or 
off-site measures (14 CCR Section 15126.4[c]). The adopted amendments do not establish a GHG 
emission threshold, instead allowing a lead agency to develop, adopt, and apply its own 
thresholds of significance or those developed by other agencies or experts. The CNRA also 
acknowledged that a lead agency could consider compliance with regulations or requirements 
implementing AB 32 in determining the significance of a project’s GHG emissions (CNRA 2009a). 

With respect to GHG emissions, CEQA Guidelines Section 15064.4(a), as subsequently amended in 
2018, states that lead agencies “shall make a good-faith effort, based to the extent possible on 
scientific and factual data, to describe, calculate or estimate” GHG emissions. The CEQA Guidelines 
now note that an agency “shall have discretion to determine, in the context of a particular project, 
whether to: (1) [q]uantify greenhouse gas emissions resulting from a project; and/or (2) [r]ely on a 
qualitative analysis or performance based standards” (14 CCR Section 15064.4[a]). Section 
15064.4(b) states that the lead agency should consider the following when assessing the significance 
of impacts from GHG emissions on the environment: (1) the extent a project may increase or reduce 
GHG emissions as compared to the existing environmental setting; (2) whether the project emissions 
exceed a threshold of significance that the lead agency determines applies to the project; and (3) the 
extent to which the project complies with regulations or requirements adopted to implement a 
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statewide, regional, or local plan for the reduction or mitigation of GHG emissions (14 CCR Section 
15064.4[b]). 

Executive Order S-13-08 

EO S-13-08 (November 2008) is intended to hasten California’s response to the impacts of global 
climate change, particularly sea-level rise. Therefore, the EO directs state agencies to take specified 
actions to assess and plan for such impacts. The final 2009 California Climate Adaptation Strategy 
report was issued in December 2009 (CNRA 2009b), and an update, Safeguarding California: 
Reducing Climate Risk, followed in July 2014 (CNRA 2014). To assess the state’s vulnerability, the 
report summarizes key climate change impacts to the state for the following areas: Agriculture, 
Biodiversity and Habitat, Emergency Management, Energy, Forestry, Ocean and Coastal Ecosystems 
and Resources, Public Health, Transportation, and Water. Issuance of the Safeguarding California: 
Implementation Action Plans followed in March 2016 (CNRA 2016). In January 2018, the CNRA 
released the Safeguarding California Plan: 2018 Update, which communicates current and needed 
actions that state government should take to build climate change resiliency (CNRA 2018). 

Biological Diversity v. California Department of Fish and Wildlife 

In its decision in Center for Biological Diversity v. California Department of Fish and Wildlife (Newhall) 62 
Cal.4th 204 (2015), the California Supreme Court set forth several options that lead agencies may 
consider for evaluating the cumulative significance of a proposed project’s GHG emissions: 

• A calculation of emissions reductions compared to a “business-as-usual” scenario based on 
the emissions reductions in CARB’s Scoping Plan, including examination of the data to 
determine what level of reduction from business-as-usual a new land use development at 
the proposed location must contribute in order to comply with statewide goals 

• Assessment of consistency with AB 32’s goals by looking at compliance with regulatory 
programs designed to reduce GHG emissions from particular activities  

• Use of geographically specific GHG emissions reduction plans to provide a basis for tiering 
and streamlining of project-level CEQA analysis 

• Reliance on existing numerical thresholds of significance for GHG emissions, though use of 
such thresholds is not required 

The Newhall decision specifically found that use of a numerical threshold is not required. 
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Local  

City of San Diego General Plan 

The State of California requires cities and counties to prepare and adopt a general plan to set out a 
long-range vision and comprehensive policy framework for its future. The state also mandates that the 
plan be updated periodically to ensure relevance and utility. The City's General Plan 2008 (General 
Plan) was unanimously adopted by the City Council on March 10, 2008. The General Plan builds on 
many of the goals and strategies of the former 1979 General Plan, in addition to offering new policy 
direction in the areas of urban form, neighborhood character, historic preservation, public facilities, 
recreation, conservation, mobility, housing affordability, economic prosperity, and equitable 
development. It also outlines the plan amendment process, and other implementation strategies, and 
considers the continued growth of the City beyond the year 2020 (City of San Diego 2008). 

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

The City has adopted the following General Plan policies (City of San Diego 2008) related to climate change: 

• CE-A.2. Reduce the City’s carbon footprint. Develop and adopt new or amended regulations, 
projects, and incentives as appropriate to implement the goals and policies set forth in the 
General Plan to: 

o Reduce fuel emission levels by encouraging alternative modes of transportation and 
increasing fuel efficiency; 

o Reduce the Urban Heat Island effect through sustainable design and building practices, 
as well as planting trees (consistent with habitat and water conservation policies) for 
their many environmental benefits, including natural carbon sequestration; 

o Reduce waste by improving management and recycling projects; 

• CE-A.8. Reduce construction and demolition waste in accordance with Public Facilities 
Element, Policy PF-1.2, or by renovating or adding on to existing buildings, rather than 
constructing new buildings. 

• CE-A.9. Reuse building materials, use materials that have recycled content, or use 
materials that are derived from sustainable or rapidly renewable sources to the extent 
possible, through factors including: 
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o Scheduling time for deconstruction and recycling activities to take place during project 
demolition and construction phases; 

o Using life cycle costing in decision-making for materials and construction techniques. 
Life cycle costing analyzes the costs and benefits over the life of a particular product, 
technology, or system. 

• CE-I.4. Maintain and promote water conservation and waste diversion projects to 
conserve energy. 

• CE-I.5. Support the installation of photovoltaic panels, and other forms of renewable 
energy production. 

• CE-I.10. Use renewable energy sources to generate energy to the extent feasible. 

San Diego Sustainable Community Program 

On January 29, 2002, the San Diego City Council unanimously approved the San Diego Sustainable 
Community Program. Actions identified in the program include the following: 

1. Participation in the Cities for Climate Protection program coordinated through the International 
Council of Local Environmental Initiatives; 

2. Establishment of a 15% GHG reduction goal set for 2010, using 1990 as a baseline; and 

3. Direction to use the recommendations of a scientific Ad Hoc Advisory Committee as a means to 
improve the GHG Emission Reduction Action Plan within the City organization and to identify 
additional community actions. 

Climate Protection Action Plan 

In 2005, the City released a Climate Protection Action Plan. This report includes many of the 
recommendations provided by the Ad Hoc Advisory Committee and City staff. By implementing 
these recommendations, the City could directly address the challenges relating to mitigation for 
state and federal ozone standards nonattainment (with associated health benefits) and enhanced 
economic prosperity, specifically related to the tourism and agricultural sectors. 

The Climate Protection Action Plan evaluated City-wide GHG emissions, particularly three elements: (1) 
the GHG projection in 2010 resulting from no action taken to curb emissions, (2) the GHG emission 
reductions due to City actions implemented between 1990 and 2003, and (3) the GHG reductions 
needed by 2010 to achieve 15% reduction. The Climate Protection Action Plan does not recommend or 
require specific strategies or measures for projects within the City to reduce emissions. 

2015 Climate Action Plan 
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In December 2015, the City adopted its CAP (City of San Diego 2015). With implementation of the 
CAP, the City aims to reduce emissions 15% below the baseline of City-wide emissions levels in 2010 
to approximately 11.1 MMT CO2e by 2020, 40% below the baseline to approximately 7.8 MMT CO2e 
by 2030, and 50% below the baseline of 2010 to approximately 6.5 MMT CO2e by 2035.4 It is 
anticipated that the City would exceed its reduction target by 1.3 MMT CO2e in 2020, 176,528 MT 
CO2e in 2030, and 127,135 MT CO2e in 2035 with implementation of the CAP. The CAP relies on 
significant City and regional actions, continued implementation of federal and state mandates, and 
five local strategies with associated action steps for target attainment. The City has identified the 
following five strategies to reduce GHG emissions to achieve the 2020 and 2035 targets:  

• Energy- and water-efficient buildings 

• Clean and renewable energy 

• Bicycling, walking, transit, and land use 

• Zero waste (gas and waste management)  

• Climate resiliency  

CAP Consistency Checklist  

In 2016, pursuant to CEQA Guidelines Section 15183.5 (Tiering and Streamlining The Analysis of 
Greenhouse Gas Emissions), the City amended the CAP to include a CAP Consistency Checklist 
intended to provide a streamlined review process for the GHG emissions analysis of proposed new 
development projects that are subject to discretionary review and trigger environmental review 
pursuant to CEQA. The CAP Consistency Checklist is part of the CAP and contains measures that are 
required to be implemented on a project-by-project basis to ensure that the specified emissions 
targets identified in the CAP are achieved. Implementation of these measures would ensure that new 
development is consistent with the CAP’s assumptions for relevant CAP strategies toward achieving 
the identified GHG emissions reduction targets and to keep the City on track to meeting the state’s 
long-term GHG target to stabilize global warming and avoid its harmful effects. Projects that are 
consistent with the CAP as determined through the use of this checklist may rely on the CAP for the 
cumulative impacts analysis of GHG emissions because they are assisting the City with making 
substantial progress toward the state’s long term GHG targets. Projects that are not consistent with 
the CAP must prepare a comprehensive project-specific analysis of GHG emissions, including 
quantification of existing and projected GHG emissions and incorporation of the measures in this 
checklist to the extent feasible. Cumulative GHG impacts would be significant for any project that is 
not consistent with the CAP. 

 
4  The 2015 CAP uses a 2010 baseline pursuant to a recommendation from CARB that local governments set a 2020 reduction 

target of 15% below current emissions.  
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2022 Climate Action Plan and Consistency Regulations 

Most recently, on August 2, 2022, the City Council adopted an update to the CAP (2022 CAP Update; 
City of San Diego 2022b). The CAP Update identified the following six strategies to achieve the goals 
and targets set forth below: 

 * Decarbonization of the Built Environment 

 * Access to Clean and Renewable Energy 

 * Mobility and Land Use 

 * Circular Economy and Clean Communities 

 * Resilient Infrastructure and Health Ecosystems 

 * Emerging Climate Actions 

The City also updated its GHG threshold, which included a project’s compliance with the Climate Action 
Plan Consistency Regulations (CAP Consistency Regulations) as the new GHG threshold upon the 
applicable effective date of Ordinance O-21528 implementing the CAP Consistency Regulation. The 
CAP Consistency Regulations establish measures that could be implemented on a project-by-project 
basis to demonstrate consistency with the 2022 CAP pursuant to CEQA Guidelines Section 
15183.5(b)(1)(D). The update to the CAP sets the target emission level for 2035 at net zero emissions 
(i.e., cutting GHG emissions to as close to zero as possible, with any remaining emissions balanced by 
removals) and sets a science-based, fair share target for 2030 (63.3% below 1990 levels),5 which is far 
stricter than the SB 32 target of 40% below 1990 levels by 2030. Regulatory requirements applicable to 
development projects pursuant to the CAP Consistency Regulations are not yet effective within the 
Coastal Zone and would only apply prospectively to projects with applications deemed complete after 
the CAP Consistency Regulations become effective in the Coastal Zone. Until the CAP Consistency 
Regulations go into effect in the Coastal Zone for new project applications, the 2016 CAP Consistency 
Checklist remains the applicable GHG threshold in the Coastal Zone. (O-21528, Sections 7, 10, and 11.) 
Nevertheless, projects are permitted to implement the regulations as project design features to aid the 
City in meeting its accelerated GHG targets, if they choose to do so.  

 
5  Per the 2022 CAP Update, CARB recognizes in its Climate Change Scoping Plan that city-level data not exist to determine 

what 1990 levels were, so it is assumed that GHG emissions in 2020 are representative of 1990 levels. The City 
acknowledges that 2020 emissions data may have impacts from the COVID-19 pandemic, so the 2019 GHG emissions 
inventory is likely the most representative under normal circumstances and is used in the 2022 CAP Update as the baseline 
year to represent 1990 levels. 
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5.5.3 IMPACT ANALYSIS 

5.5.3.1 Issues 1 and 2: Greenhouse Gas Emissions 

Issue 1: Would the project generate greenhouse gas emissions, either directly or indirectly, that 
may have a significant impact on the environment? 

Issue 2: Would the project conflict with the City’s Climate Action Plan or another applicable plan, 
policy, or regulation of an agency adopted for the purpose of reducing the emissions of 
greenhouse gases? 

Threshold  

Pursuant to CEQA Guidelines Sections 15183.5(b), 15064(h)(3), and 15130(d), the City may determine that 
a project’s incremental contribution to a cumulative GHG effect is not cumulatively considerable if the 
project complies with the requirements of a previously adopted GHG emissions reduction plan.  

As discussed under Section 5.5.2, above, the 2022 CAP Update was adopted on August 2, 2022, after 
the date of the Notice of Preparation for the Assisted Living Facility. The CAP Consistency 
Regulations establish measures that could be implemented on a project-by-project basis to 
demonstrate consistency with the 2022 CAP pursuant to CEQA Guidelines Section 15183.5(b)(1)(D). 
Regulatory requirements applicable to development projects pursuant to the CAP Consistency 
Regulations are not yet effective within the Coastal Zone and would only apply prospectively to 
projects with applications deemed complete after the CAP Consistency Regulations become effective 
in the Coastal Zone. Until the CAP Consistency Regulations go into effect in the Coastal Zone for new 
project applications, the 2016 CAP Consistency Checklist remains the applicable GHG threshold in 
the Coastal Zone and the checklist will continue to apply to projects deemed complete before that 
time. (O-21528, Sections 7, 10, and 11.) Nevertheless, projects are permitted to implement the 
regulations as project design features to aid the City in meeting its accelerated GHG targets, if they 
choose to do so.  

The application for the Assisted Living Facility was deemed complete on October 15, 2020. The CAP 
Consistency Regulations are not yet effective in the Coastal Zone. Accordingly, the applicable GHG 
threshold remains the 2016 CAP Consistency Checklist. The applicant has voluntarily opted to 
implement the the CAP Consistency Regulations as an enforceable project design feature or permit 
condition. Accordingly, the analysis below provides an evaluation with both the CAP Consistency 
Checklist and the CAP Consistency Regulations. 

CAP Consistency Checklist 
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Under the City’s CEQA Significance Determination Thresholds, the method for determining significance 
for project-level environmental documents is through the CAP Consistency Checklist. The CAP 
Consistency Checklist is used by the City to verify project-by-project consistency with the underlying 
assumptions in the CAP and ensure that the City would achieve its emissions reduction targets. The CAP 
Consistency Checklist includes a three-step process to determine project consistency. 

Step 1 Consists of an assessment to determine a project’s consistency with the growth 
projections of the CAP.  

Step 2 Includes a list of measures a project is required to implement. Regardless of 
whether the project answers “yes” or “no” to Step 1, implementation of the 
measures listed in Step 2 are required for all projects, as applicable.  

Step 3 Focuses on assessing if a project would implement the General Plan’s City of Villages 
strategy, the General Plan’s Mobility Element, pedestrian improvements, the Bicycle 
Master Plan, and support transit-oriented development within a Transit Priority Area 
(TPA). Step 3 applies to projects proposing a land use and/or zoning designation 
amendment and increase density within a TPA.  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.5, the Church was determined to reduce GHG 
emissions by 32% with the implementation of GHG reduction measures. The reduction in GHG 
emission would exceed the target of 28.3% threshold. Additionally, it was determined that the 
Church would not conflict with the City’s sustainable community program, Climate Protection Action 
Plan, or General Plan. Given the reduction in GHG emissions and consistency with the City’s 
sustainable community program, impacts would therefore be less than significant. Refer to 2014 
Church EIR Chapter 5.5 for additional details. 

Changes in Circumstances/New Information 

The City adopted its Climate Action Plan in 2015, subsequent to the certification of the 2014 Church 
EIR. However, GHG and the associated climate change issues were known at the time the 2014 Church 
EIR was certified. Specifically, potential impacts of GHGs on climate change were known as early as 
the 1970s.6 Refer to Section 5.5.2, Regulatory Setting, for additional details on the legislative history 
of reducing GHG emissions and addressing climate change. 

 
6  The United Nations Framework Convention on Climate Change was adopted on May 9, 1992, with the objective to “stabilize 

greenhouse gas concentrations in the atmosphere at a level that would prevent dangerous anthropogenic interference with 
the climate system.” In 1997, the Kyoto Protocol was concluded and established legally binding obligations for developed 
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While the Church was not subject to the 2015 CAP, the current City CEQA Significance Determination 
Thresholds (City of San Diego 2022c) require the Assisted Living Facility to be analyzed per the City’s 
CAP Consistency Checklist. As such, this analysis is provided below. 

Climate Action Plan Consistency Checklist - Step 1 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is designated as Residential and Park, Open Space and Recreation in the General Plan Land 
Use Element. The North City Future Urbanizing Area Framework Plan, which serves as the land use 
plan for the proposed project site, designates the site as Very Low Density Residential and 
Environment Tier. The proposed project site is zoned as AR-1-1 which allows for agricultural and very 
low-density residential uses. The AR-1-1 allows for residential care facilities through a Conditional 
Use Permit (CUP) process. The proposed Assisted Living Facility would be consistent with the land 
use designation and zone. See Section 5.1, Land Use, for additional details regarding the project’s 
consistency with the applicable land use designation and applicable zoning. 

Climate Action Plan Consistency Checklist - Step 2 

The second step of the CAP consistency checklist is to review and evaluate a project’s consistency 
with the applicable strategies and actions of the CAP. Table 5.5-3 shows the Assisted Living Facility’s 
consistency with each item within the CAP Consistency Checklist. 

Table 5.5-3 
Climate Action Plan Consistency Checklist 

CAP Consistency Checklist Item Compliance 
1.  Cool/Green Roofs:  

(1) Would the project include roofing materials with a minimum 3-
year aged solar reflection and thermal emittance or solar 
reflection index equal to or greater than the values specified in 
the voluntary measures under California Green Building 
Standards Code (Attachment A)?; OR 

(2) Would the project roof construction have a thermal mass over 
the roof membrane, including areas of vegetated (green) roofs, 
weighing at least 25 pounds per square foot as specified in the 
voluntary measures under California Green Building Standards 
Code?; OR 

Consistent.  
The Assisted Living 
Facility would install 
cool roof material with 
a minimum of 3-year 
aged solar reflection 
and thermal emittance 
or solar reflection 
index equal to or 
greater than the values 
specified in the 

 
countries to reduce their GHGs in the period 2008–2012. In California, SB 1771 (Sher), enacted on September 30, 2000, 
required the Secretary of the Resources Agency to establish a nonprofit public benefit corporation, known as the “California 
Climate Action Registry,” for the purpose of administering a voluntary GHG emission registry. Subsequently, AB 1493 was 
enacted on July 22, 2002, that required CARB to set statewide GHG emission standards for passenger vehicles and light-duty 
trucks manufactured in model year 2009 and later. In January 2004, EO S-7-04 called for development of a California Hydrogen 
Blueprint Plan to, among other things, reduce GHG emissions. 
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Table 5.5-3 
Climate Action Plan Consistency Checklist 

CAP Consistency Checklist Item Compliance 
(3) Would the project include a combination of the above two 

options? 

Check “N/A” only if the project does not include a roof component. 

voluntary measures 
under California Green 
Building Standards 
Code and in PDF-GHG-
1 (Table 3-2, Summary 
of Assisted Living 
Facility Project Design 
Features and 
Compliance Measures).  

2.  Plumbing Fixtures and Fittings:  

With respect to plumbing fixtures or fittings provided as part of the 
project, would those low-flow fixtures/appliances be consistent with 
each of the following: 

Residential buildings: 

• Kitchen faucets: maximum flow rate not to exceed 1.5 gallons per 
minute at 60 psi; 

• Standard dishwashers: 4.25 gallons per cycle; 
• Compact dishwashers: 3.5 gallons per cycle; and 
• Clothes washers: water factor of 6 gallons per cubic feet of drum 

capacity? 
Nonresidential buildings: 

• Plumbing fixtures and fittings that do not exceed the maximum flow 
rate specified in Table A5.303.2.3.1 (voluntary measures) of the 
California Green Building Standards Code (See Attachment A); and 

• Appliances and fixtures for commercial applications that meet the 
provisions of Section A5.303.3 (voluntary measures) of the California 
Green Building Standards Code (See Attachment A)? 

Check “N/A” only if the project does not include any plumbing fixtures or 
fittings. 

Consistent.  
The Assisted Living 
Facility would include 
low-flow fixtures and 
appliances consistent 
with the requirements 
of this Checklist item, 
as detailed in PDF-
GHG-2 (Table 3-2). 

3.  Electric Vehicle Charging:  

• Multiple-family projects of 17 dwelling units or less: Would 3% of the 
total parking spaces required, or a minimum of one space, whichever 
is greater, be provided with a listed cabinet, box or enclosure 
connected to a conduit linking the parking spaces with the electrical 
service, in a manner approved by the building and safety official, to 
allow for the future installation of electric vehicle supply equipment 
to provide electric vehicle charging stations at such time as it is 
needed for use by residents? 

Consistent. 
The Assisted Living 
Facility would install 
50% of total required 
listed cabinets, boxes, 
or enclosures to 
provide active electric 
vehicle charging 
stations ready for use, 
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Table 5.5-3 
Climate Action Plan Consistency Checklist 

CAP Consistency Checklist Item Compliance 
• Multiple-family projects of more than 17 dwelling units: Of the total 

required listed cabinets, boxes or enclosures, would 50% have the 
necessary electric vehicle supply equipment installed to provide 
active electric vehicle charging stations ready for use by residents? 

• Non-residential projects: Of the total required listed cabinets, boxes 
or enclosures, would 50% have the necessary electric vehicle supply 
equipment installed to provide active electric vehicle charging 
stations ready for use? 

Check “N/A” only if the project is a single-family project or would not 
require the provision of listed cabinets, boxes, or enclosures connected 
to a conduit linking the parking spaces with electrical service, e.g., 
projects requiring fewer than 10 parking spaces. 

as detailed in PDF-
GHG-3 (Table 3-2). 

4.  Bicycle Parking Spaces:  

Would the project provide more short- and long-term bicycle parking 
spaces than required in the City’s Municipal Code (Chapter 14, Article 2, 
Division 5)? 

Check “N/A” only if the project is a residential project. 

Consistent. 
The Assisted Living 
Facility would install 12 
short-term bicycle 
parking spaces (11 
short-term parking 
spaces required) and 4 
long-term bicycle 
parking spaces (2 long-
term parking spaces 
required), as detailed 
in PDF-GHG-4 (Table 3-
2). 

5.  Shower Facilities:  

If the project includes nonresidential development that would 
accommodate over 10 tenant occupants (employees), would the project 
include changing/shower facilities in accordance with the voluntary 
measures under the California Green Building Standards Code as shown 
in the table below?  

Check “N/A” only if the project is a residential project, or if it does not 
include nonresidential development that would accommodate over 10 
tenant occupants (employees). 

Consistent. 
The Assisted Living 
Facility would employ 
82 full-time employees; 
thus, the Assisted 
Living Facility would 
install one shower stall 
and three lockers, as 
detailed in PDF-GHG-5 
(Table 3-2). 

6.  Designated Parking Spaces:  

If the project includes a nonresidential use in a TPA, would the project 
provide designated parking for a combination of low-emitting, fuel-

Not Applicable. 
The non-residential 
project is not within a 
TPA; therefore, this 
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Table 5.5-3 
Climate Action Plan Consistency Checklist 

CAP Consistency Checklist Item Compliance 
efficient, and carpool/vanpool vehicles in accordance with the following 
table? 

This measure does not cover electric vehicles. See Question 4 for electric 
vehicle parking requirements. 

Note: Vehicles bearing Clean Air Vehicle stickers from expired HOV lane 
programs may be considered eligible for designated parking spaces. The 
required designated parking spaces are to be provided within the 
overall minimum parking requirement, not in addition to it. 

Check “N/A” only if the project is a residential project, or if it does not 
include non-residential use in a TPA. 

measure does not 
apply. 

7.  Transportation Demand Management Program:  

If the project would accommodate over 50 tenant-occupants 
(employees), would it include a transportation demand management 
program that would be applicable to existing tenants and future tenants 
that includes: 

At least one of the following components: 

• Parking cash out program 
• Parking management plan that includes charging employees market-

rate for single-occupancy vehicle parking and providing reserved, 
discounted, or free spaces for registered carpools or vanpools 

• Unbundled parking whereby parking spaces would be leased or sold 
separately from the rental or purchase fees for the development for 
the life of the development 

And at least three of the following components: 

• Commitment to maintaining an employer network in the SANDAG 
iCommute program and promoting its RideMatcher service to 
tenants/employees 

• On-site carsharing vehicle(s) or bikesharing 
• Flexible or alternative work hours 
• Telework program 
• Transit, carpool, and vanpool subsidies 
• Pre-tax deduction for transit or vanpool fares and bicycle commute 

costs 
• Access to services that reduce the need to drive, such as cafes, 

commercial stores, banks, post offices, restaurants, gyms, or 
childcare, either on site or within 1,320 feet (1/4 mile) of the 
structure/use? 

Consistent.  
The Assisted Living 
Facility would 
accommodate 82 full-
time employees; thus, 
the Assisted Living 
Facility would 
implement the 
following 
transportation 
demand management 
program measures: 

1. Parking 
management plan that 
includes charging 
employees market-rate 
for single-occupancy 
vehicle parking and 
providing reserved, 
discounted, or free 
spaces for registered 
carpools or vanpools.  

Three of the bottom 
components are 
satisfied, including: 

1. Commitment to 
maintaining an 
employer network in 
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Table 5.5-3 
Climate Action Plan Consistency Checklist 

CAP Consistency Checklist Item Compliance 
Check “N/A” only if the project is a residential project or if it would not 
accommodate over 50 tenant-occupants (employees). 

the SANDAG 
iCommute program 
and promoting its 
RideMatcher services 
to employees. 
2. Flexible or 
alternative work hours 
- Stage employee work 
hours to avoid all 
employees arriving at 
peak travel times. 
3. Access to services 
that reduce the need 
to drive, including 
access to on-site cafe 
and meal programs, 
and gym. 

Refer to PDF-GHG-6 in 
Table 3-2. 

Source: Appendix E 
Notes: N/A = not applicable; psi = pounds per square inch; EV = electric vehicle; TPA = Transit Priority 
Area; HOV = high-occupancy vehicle; SANDAG = San Diego Association of Governments.  

As shown in Table 5.5-3, the Assisted Living Facility would be consistent with all applicable GHG 
reduction strategies found within Step 2 of the CAP Consistency Checklist. The project would be 
conditioned to comply with Step 2 strategies of the CAP Consistency Checklist (see Compliance 
Measure [CM] GHG-1 in Table 3-2, Summary of Assisted Living Facility Project Design Features and 
Compliance Measures). Additionally, these compliance measures are included as Project Design 
Feature (PDF) GHG-1 through PDF-GHG-6, as detailed in Table 3-2. 

Climate Action Plan Consistency Checklist - Step 3 

Lastly, as identified under Step 1, the Assisted Living Facility is consistent with the existing General 
Plan and zoning designations and, therefore, Step 3 would not apply. 

CAP Consistency Regulations 

The purpose of the CAP Consistency Regulations is to implement the City’s 2022 CAP Update by 
applying regulations that reduce GHGs from development specified therein Although these 
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regulatory requirements are not yet in effect in the Coastal Zone and would not apply to the Project, 
the applicant has volunteered to include compliance with these regulations through Project Design 
Features to (a) demonstrate it is consistent the City’s 2022 CAP Update and (b) to assist the City in 
meeting its accelerated GHG targets identified in the 2022 CAP Update. Table 5.5-4 shows the 
Assisted Living Facility’s consistency with the CAP Consistency Regulations. 

Table 5.5-4 
CAP Consistency Regulations 

Section 143.1410 – Mobility and Land Use Regulations  Compliance 
The following regulations support alternative mobility 
options, such as walking and biking, that reduce vehicle 
dependency and associated GHGs emissions. 

(a)  Pedestrian enhancements that reduce heat island effects 
shall be provided as follows:  

(1) Development on a premises that contains a street 
yard or abuts a public right-of-way with a Furnishings 
Zone, at least 50 percent of the Throughway Zone 
shall be shaded as specified below.  
(A) If the abutting public right-of-way contains a 

Furnishings Zone, shading shall be provided by 
street trees. 

(B) If the abutting public right-of-way does not 
contain a Furnishings Zone, shading may be 
provided by a combination of trees and shade 
structures placed in the street yard. 

(C) The shade coverage of a tree shall be determined 
by the expected canopy at 10-year maturity. The 
tree shall be selected in accordance with the 
Landscape Standards of the Land Development 
Manual and the City’s Street Tree Selection 
Guide. 

(D) Trees shall be irrigated and maintained 
consistent with Section 142.0403. 

(E) The number of street trees provided shall not be 
less than what is required by the Landscape 
Regulations in Chapter 14, Article 2, Division 4. 

Consistent.  
As the Assisted Living Facility does 
not have a street yard or abut a 
public right-of-way with a 
Furnishings Zone, Section 
143.1410(a)(1) is not applicable.  

The Assisted Living Facility would 
comply with Section 143.1410(a)(2) 
and is consistent with the 
requirements since the applicant 
shall pay an Urban Tree Canopy 
Fee of $7,2507 (see PDF-GHG-7 in 
Table 3-2, Summary of Assisted 
Living Facility Project Design 
Features and Compliance 
Measures). 

Section 143.1410(b) would not 
apply since the Assisted Living 
Facility does not place 
development on street frontage.  

The Assisted Living Facility will also 
comply with Section 143.1410(c) 
and will be consistent with the 
requirements by providing 
individual outlets for electric 
charging at 8 bicycle spaces (see 
PDF-GHG-8 in Table 3-2). 

 
7  Since the Assisted Living Facility does not have a street frontage, the length of the shortest side of the Assisted Living 

Facility site was used to calculate the number of off-site trees required. The length of the shortest side of the Assisted 
Living Facility site (285 feet) was then divided by 30 feet of street frontage, per the City’s Landscape Regulations. This 
number was then rounded to 10 ten trees. In addition, per the City’s requirements the cost for each tree or per 30 feet of 
street frontage is $725; therefore, the Assisted Living Facility parcel would pay an Urban Tree Canopy Fee of $7,250. 
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Table 5.5-4 
CAP Consistency Regulations 

(2) Development on a premises that does not contain a 
street yard and does not abut a public right-of-way 
with a Furnishings Zone, the applicant shall do one of 
the following: 

(A) Plant the number of trees required by Section 
143.1410(a)(1) at an off-site location within one 
mile of the development and enter into an 
agreement with the owner of the off-site location 
that ensures the indefinite maintenance of the 
trees; or 

(B) Pay an Urban Tree Canopy Fee to be deposited 
into the Climate Resiliency Fund consistent with 
adopted City Council Resolution. 

(b) Development on a premises with 250 linear feet or more 
of street frontage shall provide and privately maintain at 
least one of the following publicly accessible pedestrian 
amenities for every 250 linear feet of street frontage to 
the satisfaction of the Development Services 
Department: 

(1) One trash receptacle and one recycling container; 

(2) Seating comprised of movable seats, fixed individual 
seats, benches with or without backs, or design 
feature seating, such as seat walls, ledges, or seating 
steps; 

(3) Pedestrian-scale lighting that illuminates the 
adjacent sidewalk; 

(4) Public artwork; 

(5) Community wayfinding signs; or 

(6) Enhancement of a bus stop or public transit waiting 
station within 1,000 feet of the premises. 

(c) At least 50 percent of all residential and non-residential 
bicycle parking spaces required in accordance with 
Chapter 14, Article 2, Division 5 shall be supplied with 
individual outlets for electric charging at each bicycle 
parking space. 

Section 143.1415 – Resilient Infrastructure and Healthy 
Ecosystems Regulations  

Compliance 
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Table 5.5-4 
CAP Consistency Regulations 

The following regulations support carbon sequestration as 
well as enhancement of air quality and the urban tree 
canopy. 

(a)  Two trees shall be provided on the premises for every 
5,000 square feet of lot area, with a minimum of one tree 
per premises.  

(1) If planting of a new tree is required to comply with 
this Section, the tree shall be selected in accordance 
with the Landscape Standards of the Land 
Development Manual and the City’s Street Tree 
Selection Guide.  

(2) Where possible, trees must be planted in native soil. 
Where native soil planting is prohibited by site 
conditions, required trees may be provided in built-in 
or permanently affixed planters and pots on 
structural podiums. Planters and pots for trees shall 
have a minimum inside dimension of 48 inches. 

(3) For a premises located within a base zone that does 
not require open space to accommodate the planting 
of on-site trees in compliance with this Section, the 
applicant shall do one of the following, except that all 
trees required by the Landscape Regulations in 
Chapter 14, Article 2, Division 4 must be provided on-
site: 

(A) Plant the number of trees required by Section 
143.1415(a) at an off-site location within one mile 
of the development and enter into an agreement 
with the owner of the off-site location that 
ensures the indefinite maintenance of the trees; 
or 

(B) Pay an Urban Tree Canopy Fee to be deposited 
into the Climate Resiliency Fund consistent with 
adopted City Council Resolution. 

(4) Trees shall be irrigated and maintained consistent 
with Section 142.0403. 

(5) The number of trees provided shall not be less than 
what is required by the Landscape Regulations in 
Chapter 14, Article 2, Division 4. 

Consistent.  
The Assisted Living Facility will 
comply with Section 143.1415(a) 
and will be consistent with the 
requirements. Per the 3.97-acre 
Assisted Living Facility site, the 
applicant would be required to 
plant 70 on-site trees in order to 
comply with the on-site tree 
requirement. As shown in Figure 
3-4b, Landscape Plan – Trees, the 
applicant would plant 215 trees on 
the premises, which exceeds the 
two trees per every 5,000 square 
feet of lot area. The trees shall be 
selected pursuant to the 
Landscape Standards of the Land 
Development Manual, would be 
planted in native soil, and would 
be irrigated and maintained 
consistent with Section 142.0403 
(see PDF-GHG-9 in Table 3-2). 
Section 143.1410(a)(3) would not 
apply because the on-site tree 
requirement of 215 trees is 
already met.  

Notes: CAP = Climate Action Plan; GHG = greenhouse gas.  
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Source: City of San Diego 2022c.  

As shown in Table 5.5-4, the Assisted Living Facility would be consistent with the CAP 
Consistency Regulations. 

Plan, Policy or Regulation Consistency  

Numerous plans, policies, and regulations have been adopted for the purpose of reducing GHG 
emissions. The principal overall state plan and policy are AB 32 and the follow-up legislation, SB 32. 
The quantitative goal of AB 32 is to reduce GHG emissions to 1990 levels by 2020 and the goal of 
SB 32 is to reduce GHG emissions to 40% below 1990 levels by 2030. The City’s 2015 CAP outlines 
the measures for the City to achieve its share of state GHG reductions which includes requiring 
individual projects in the City to comply with the CAP Consistency Checklist. As discussed above, the 
Assisted Living Facility would be consistent with the 2015 CAP through compliance with the CAP 
Consistency Checklist.  

The Assisted Living Facility would also be consistent with the City’s General Plan Policies CE-A.10 and 
CE-A.11 as it would include sustainable recycling, waste management, and sustainable landscape 
design. The Assisted Living Facility’s conformance with the City’s CAP Checklist ensures the Assisted 
Living Facility conserves natural resources. As such, the Assisted Living Facility conforms to the 
General Plan Conservation Element Policies by conserving water, providing sustainable landscape 
design, managing waste and recycling, and reducing the Assisted Living Facility’s carbon footprint. 

At the regional level, the SANDAG’s RTP/SCS has been adopted for the purpose of reducing GHG 
emissions attributable to passenger vehicles in the San Diego region. In October 2015, SANDAG 
adopted its Regional Plan, which was subsequently updated in 2021. The RTP/SCS is not directly 
applicable to the Assisted Living Facility because the underlying purpose of the RTP/SCS is to provide 
direction and guidance on future regional growth (i.e., the location of new residential and 
nonresidential land uses) and transportation patterns throughout the City and greater San Diego 
County, as stipulated under SB 375. CARB has recognized that the approved RTP/SCS is consistent with 
SB 375. The SANDAG Regional Plan is generally consistent with the local government plans. Since the 
Assisted Living Facility is within the scope of development that was anticipated in the General Plan (see 
Section 14.3[a]), it would not result in growth that would conflict with the Regional Plan.  

Significance of Impact 

Based on compliance with the preceding CAP Consistency Checklist (CM-GHG-1) and project design 
features (PDF-GHG-1 through PDF-GHG-9, see Table 3-2), the Assisted Living Facility would be 
consistent with the CAP and, therefore, the project would result in a less than significant 
cumulative impact regarding GHG emissions.  
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Independently, the conclusion of less than significant impact is further bolstered by the Assisted 
Living Facility’s voluntary and enforceable compliance with the City’s CAP Consistency Regulations 
(CM-GHG-2) and project design features PDF-GHG-7 through PDF-GHG-9 (see Table 3-2). 

Based on the above, no new significant GHG emission impacts or substantial increases in previously 
identified GHG emission impact analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required.  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.6 – HISTORICAL RESOURCES 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.6-1 October 2024 

5.6 HISTORICAL RESOURCES 

Chapter 5.6, Historical Resources, of the 2014 St. John Garabed Armenian Church Project Final 
Environmental Impact Report (2014 Church EIR) discloses information regarding the approved St. 
John Garabed Armenian Church (Church) and associated historical resources analysis. A summary of 
that analysis is included in for each issue in Section 5.6.3, below, for the convenience of the reader. 
However, refer to the 2014 Church EIR Chapter 5.6 for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
historical resources analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. 
This section discusses potential impacts to cultural resources resulting from implementation of the 
additional Assisted Living Facility. The analysis is based on a review of existing cultural resources, 
technical data, tribal and Native American Heritage Commission (NAHC) correspondence, and 
applicable laws, regulations, and guidelines, as well as the following technical report, which is 
included in Appendix F: 

• Cultural Resources Inventory and Evaluation Report for the El Camino Senior Housing Project 
prepared by Dudek in March 2021 

5.6.1 EXISTING CONDITIONS 

Historical resources include buildings, structures, places, interior elements, and fixtures 
designated in conjunction with a property, or other objects of historical, archaeological, 
scientific, educational, cultural, architectural, aesthetic, or traditional significance to the citizens 
of the City and the region. They are typically over 45 years old and include all properties 
(historic, archaeological, landscapes, traditional, etc.) eligible or potentially eligible for the 
National Register of Historic Places (NRHP), as well as those that may be significant pursuant to 
state and local laws and registration programs, such as the California Register of Historical 
Resources (CRHR) or the City of San Diego (City) Historical Resources Register. Historic 
Resources also include traditional cultural properties.  

The Assisted Living Facility parcel is vacant and has been historically used for agriculture. This 
parcel does not include any buildings, structures, or fixtures over 45 years old, and therefore 
does not include any structures of historical significance.  

The project is situated near the confluence of Gonzales Creek with the San Dieguito River. The 
southwestern portion of the project parcel is located on a Quaternary-age terrace. The central and 
eastern portions of the project are comprised of lower Quaternary-age alluvium that was deposited 
through siltation of a tidal estuary, and now subject to seasonal flooding along the southern side of 
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El Camino Real. All areas have been applied to agricultural uses, though the lower areas most 
recently. Based on Geosoils, Inc. Geotechnical testing for the area along the terrace in 2011, 
“colluvial soils were encountered throughout the site as a surficial, or near surface layer varying 
from sandy clay and clayey sand to silty sand with clay…The upper 12 inches of colluvium contained 
remnants of twine and plastic, and appeared to have been cultivated (Appendix F).  

South Coastal Information Center staff conducted a records search for the Assisted Living Facility 
parcel area of potential effect (APE) and a surrounding 1-mile search radius on December 
07, 2020. The records search results indicate that 137 previous cultural resources studies have 
been conducted within 1 mile of the Assisted Living Facility parcel APE. Of the 137 studies, 17 
intersect the Assisted Living Facility parcel APE and are listed in Table 5.6-1 below. These studies 
include 13 cultural resource inventories, an EIR, a Mitigated Negative Declaration, and two 
archaeological evaluation reports. Based on the previous studies, the entire Assisted Living Facility 
parcel APE has been studied. The studies not listed in Table 5.6-1 are included in Confidential 
Appendix of the Cultural Resources Inventory and Evaluation Report (Appendix F) and are not 
available for public viewing due to the sensitivity of the information included.  

Table 5.6-1 
Previous Technical Studies within the Assisted Living Facility Parcel APE 

Report 
Number Authors Date Title 

SD-00312 Cardenas, Sean R. 1986 Cultural Resource Assessment: El Camino Real 
Realignment Right-of-Way; EQD N.84-0636 

SD-00672 Gallegos, Dennis, 
Roxana Phillips, and 
Andrew Pigniolo 

1988 A Cultural Resource Overview for the San Dieguito 
River Valley San Diego, California. 

SD-02003 RBR & Associates, 
Inc. 

1984 A Cultural Resources Inventory for the El Camino 
Real Extension Alignment Study, EQD No. 84-0636 

SD-07180 City of San Diego 1999 Public Notice of a Proposed Mitigated Negative 
Declaration Nobel Research Park 

SD-07675  Pierson, Larry 2000 An Archaeological Survey of the Evangelical 
Formosa Church Project; 14900 El Camino Real, San 
Diego, California, 92130 

SD-08929 Pierson, Larry 2003 An Archaeological Survey of the Evangelical 
Formosa Church Project 

SD-09361 Byrd, Brian F. and 
Collin O'Neill 

2002 Archaeological Survey Report for the Phase I 
Archaeological Survey along Interstate 5 San Diego 
County, California. 

SD-11364 Hector, Susan, Drew 
Pallete, and Mark 
Becker 

2005 Archaeological Evaluation of the Rancho Valley 
Farms Project Maritime Resource Exploration in the 
Lower San Dieguito River Valley 
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Table 5.6-1 
Previous Technical Studies within the Assisted Living Facility Parcel APE 

Report 
Number Authors Date Title 

SD-11623 Hector, Susan and 
Alice Brewster 

2002 San Dieguito River Valley Inventory of 
Archaeological Resources 

SD-11811 Price, Harry and 
Jackson Underwood 

2007 Results of a Cultural Resources Survey for the River 
Park Equestrian Center in Del Mar, San Diego, 
California 

SD-12155 Robbins-Wade, Mary 2009 Archaeological Monitoring: Pump Sation79 Force 
Main, San Diego, California 

SD-12279 Mock, Kevin, Mike 
Kelly, and Shelby 
Gunderman 

2008 Archaeological Survey Report Cavallo Farms 
Improvement Project, City of San Diego, San Diego 
County, California 

SD-12817 Bowden-Renna, 
Cheryl 

2010 Cultural Resources Survey for 57 Wood to Steel 
Pole Undergrounding and Pole replacements long 
TL 667 and TL 610 and Staging Yard Area, Del Mar 
area of San Diego County, California.  

SD-14739 City of San Diego 2014 St. Garabed Church Project, San Diego, Ca, Draft 
Environmental Impact Report 

SD-17135 Cordova, Isabel 2015 Archaeological Survey for Pole Brushing Project, 
Various Locations, San Diego County, California 

SD-17152 Giacinto, Adam and 
Micah Hale 

2013 Cultural and Paleontological Resources Survey 
Report for the St. John Garabed Church Project, 
San Diego County, California  

SD-17153 Dunn, Joshua, Micah 
Hale, Nicholas 
Hanten, and Brad 
Comeau 

2013 Phase II Archaeological Evaluation of CA-SDI-20031 
for the St. Garabed Church Project, San Diego 
County, California 

 

A total of 84 previously recorded cultural resources are located within the 1-mile search radius. No 
historic addresses are located within the Assisted Living Facility parcel APE. South Coastal 
Information Center records identified one previously recorded prehistoric cultural resource, CA-SDI-
687 (P-37-000687), within the Assisted Living Facility parcel APE. CA-SDI-687 intersects the 
southeastern portion of the Assisted Living Facility parcel APE. This resource is described in more 
detail below.  

CA-SDI-687 

CA-SDI-687 is located partially within the Assisted Living Facility parcel APE. It was first recorded by 
C. N. Warren in 1960 as an Archaic Period habitation site. He recorded the resource as a scatter of 
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artifacts measuring 300 feet in diameter, with midden soil the eastern edge. Testing was conducted 
by RBR and Associates both in 1984 and 1986, the latter for the El Camino Real Realignment Project. 
RECON Environmental conducted an evaluation of the Assisted Living Facility parcel in 1991. They 
returned to conduct a “focused data recovery” of the portion of the Assisted Living Facility parcel 
within the direct impact area of the residential development to the south of the current Assisted 
Living Facility parcel APE in 2001 (Price and Underwood 2007). Two radiocarbon samples yielded 
uncorrected dates of 7,670 years BP +/- 50 and 7,380 years BP +/- 70. During the grading for the 
residential development in 2001, three Archaic Period inhumations were found, along with several 
cobble features. CA-SDI-7294 was subsumed within CA-SDI-687. An open space easement was 
created around a portion of this site. 

In 2007, archaeologist Harry Price noted that the northern portion of the site had been substantially 
impacted by a horse training facility, and may have originally extended into the study area. These 
archaeologists did not observe any cultural material within the portion of the recorded boundary for 
this site, which intersects the current Assisted Living Facility parcel APE. Archaeologists did record 
one isolated lithic percussor just north of the recorded site boundary, within the Assisted Living 
Facility parcel. Additionally, a scatter of imported marine shell and a handstone were observed along 
the northern slope of the terrace, 600 feet to the north. Price and Underwood have suggested that 
this scatter (CA-SDI-20031) may be a secondary deposit from the CA-SDI-687 site area. Archaeologist 
Price recommended archaeological testing prior to ground disturbances to this area.  

In 2012 and 2013 archaeologists Adam Giacinto and Micah Hale conducted a survey of the 
northern portion of CA-SDI-687 as part of the Church, located immediately north of the Assisted 
Living Facility parcel APE. The archaeologists observed that the previous activities appeared to 
have removed any artifacts that may have originally been present on the site surface. While the 
surface of the Church parcel’s recorded boundary has been substantially disturbed, assuming 
the accuracy of the initial recordation by Claude Warren and later studies, there is potential for 
additional subsurface deposits (Appendix F).  

Archaeologists revisited CA-SDI-687 and conducted excavations on March 17 and 18, 2021, as part of 
the efforts to prepare the Assisted Living Facility’s cultural resources report (Appendix F). 
Additionally, the previously recorded Church boundary was resurveyed using transects at less than 
1-meter intervals. To determine the presence of a subsurface deposit, ten Shovel Test Pits (STPs) and 
one Control Unit were excavated. Four STPs yielded no archaeological materials and six STPs 
yielded potential archaeological materials. The positive Control Unit and STPs only produced 
invertebrate marine shell fragments. No additional artifact types, intact features, deposits, or 
midden were identified during the evaluation. 
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The sediments revealed by all units outside of the constructed pad area consisted of homogenous sandy 
loam in the upper 40 centimeters, followed by a dark grey-brown clay with caliche to a depth of 40 to 60 
centimeters. This suggest that the sediments were greatly disturbed by grading and equestrian activities. 
The sediments revealed by the STPs and Control Unit in the constructed pad area to be composed of 
engineered clay loam with no stratigraphy. This suggest that the existing soils on site were utilized 
for the construction of this compacted pad.  

Considering archaeological excavations did not yield any significant cultural resources and the heavily 
disturbed nature of the area, the Assisted Living Facility APE does not possess a significant subsurface 
archaeological deposit. Further research at CA-SDI-687 is unlikely to yield information important in 
prehistory and CA-SDI-687 is not eligible for listing on the CRHR under Criterion 4, respectively. As a 
prehistoric archaeological site, this site is also not eligible for listing on the under criteria 1 through 3. 
As such, this Assisted Living Facility parcel is not considered a significant cultural resource under the 
California Environmental Quality Act (CEQA) or under cultural guidelines for the City of San Diego (see 
Section 5.6.2, Regulatory Framework, for additional information regarding these criteria).  

NAHC and Tribal Correspondence 

An NAHC Sacred Lands File was completed for the Assisted Living Facility parcel APE on December 
11, 2020. The NAHC provided results on December 29, 2020. The results identified that no Native 
American traditional cultural place is present within the Assisted Living Facility parcel APE. The 
NAHC additionally provided a list of Native American tribes and individuals/organizations that might 
have knowledge of cultural resources in or near the Assisted Living Facility parcel APE.  

Following the NAHC response, letters were sent on January 5, 2021, to the listed tribal 
representatives requesting cultural information related to the Assisted Living Facility parcel. No 
responses regarding traditional cultural places has been provided.  

The City sent notices on June 10, 2022 to the following three tribes pursuant to Assembly Bill 52 
tribal consultation requirements: Iipay Nation of Santa Ysabel, Jamul Indian Village, and San Pasqual 
Band of Mission Indians. No response was received, and consultation was closed on July 11, 2022.  

5.6.2 REGULATORY FRAMEWORK 

Federal 

National Historic Preservation Act 

The National Historic Preservation Act (NHPA) authorizes the NRHP, which is the United States’ 
official list of districts, sites, buildings, structures, and objects worthy of preservation. Overseen by 
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the National Park Service (NPS), under the U.S. Department of the Interior, NRHP listings encompass 
all National Historic Landmarks, as well as historic areas administered by NPS. 

NRHP guidelines for the evaluation of historic significance were developed to be flexible and to 
recognize the accomplishments of all who have made significant contributions to the nation’s history 
and heritage. Its criteria are designed to guide state and local governments, federal agencies, and 
others in evaluating potential entries in the NRHP. For a property to be listed in or determined 
eligible for listing, it must be demonstrated to possess integrity and to meet at least one of the 
following criteria: 

The quality of significance in American history, architecture, archaeology, engineering, and culture is 
present in districts, sites, buildings, structures, and objects that possess integrity of location, design, 
setting, materials, workmanship, feeling, and association, and: 

A. That are associated with events that have made a significant contribution to the broad patterns 
of our history; or 

B. That are associated with the lives of persons significant in our past; or 

C. That embody the distinctive characteristics of a type, period, or method of construction, or 
that represent the work of a master, or that possess high artistic values, or that represent a 
significant and distinguishable entity whose components may lack individual distinction; or 

D. That have yielded, or may be likely to yield, information important in prehistory or history. 

Integrity is defined in NRHP guidance, How to Apply the National Register Criteria, as “the ability of a 
property to convey its significance. To be listed in the NRHP, a property must not only be shown to 
be significant under the NRHP criteria, but it also must have integrity” (NPS 1998). NRHP guidance 
further asserts that certain property types are not considered eligible for listing in the NRHP, except 
under certain circumstances (NPS 1998).  

A historic property is defined as “any prehistoric or historic district, site, building, structure, or object 
included in, or eligible for inclusion in, the NRHP maintained by the Secretary of the Interior. This 
term includes artifacts, records, and remains that are related to and located within such properties. 
The term includes properties of traditional religious and cultural importance to an Indian tribe or 
Native Hawaiian organization and that meet the NRHP criteria” (36 CFR Sections 800.16[i][1]). 

Effects on historic properties under Section 106 of the NHPA are defined in the assessment of 
adverse effects in 36 CFR Sections 800.5(a)(1):  

An adverse effect is found when an undertaking may alter, directly or indirectly, any of the 
characteristics of a historic property that qualify the property for inclusion in the National Register in 
a manner that would diminish the integrity of the property’s location, design, setting, materials, 
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workmanship, feeling, or association. Consideration shall be given to all qualifying characteristics of 
a historic property, including those that may have been identified subsequent to the original 
evaluation of the property’s eligibility for the National Register. Adverse effects may include 
reasonably foreseeable effects caused by the undertaking that may occur later in time, be farther 
removed in distance or be cumulative. 

To comply with Section 106, the criteria of adverse effect are applied to historic properties, if any 
exist in the APE, pursuant to 36 CFR Sections 800.5(a)(1). If no historic properties are identified in 
the APE, a finding of “no historic properties affected” will be made for the proposed Project. If 
there are historic properties in the APE, application of the criteria of adverse effect will result in 
Project-related findings of either “no adverse effect” or of “adverse effect,” as described above. A 
finding of no adverse effect may be appropriate when the undertaking’s effects do not meet the 
thresholds in criteria of adverse effect 36 CFR Sections 800.5(a)(1), in certain cases when the 
undertaking is modified to avoid or lessen effects, or if conditions were imposed to ensure review 
of rehabilitation plans for conformance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties (codified in 36 CFR Part 68).  

If adverse effects findings were expected to result from the proposed project, mitigation would be 
required, as feasible, and resolution of those adverse effects by consultation may occur to avoid, 
minimize, or mitigate adverse effects on historic properties pursuant to 36 CFR Part 800.6(a). 

State 

California Register of Historical Resources  

In California, the term “historical resource” includes, but is not limited to, “any object, building, 
structure, site, area, place, record, or manuscript which is historically or archaeologically significant, 
or is significant in the architectural, engineering, scientific, economic, agricultural, educational, 
social, political, military, or cultural annals of California” (California Public Resources Code [PRC] 
Section 5020.1[j]). In 1992, the California legislature established the CRHR “to be used by state and 
local agencies, private groups, and citizens to identify the state’s historical resources and to indicate 
what properties are to be protected, to the extent prudent and feasible, from substantial adverse 
change” (PRC Section 5024.1[a]). A resource is eligible for listing in the CRHR if the State Historical 
Resources Commission determines that it is a significant resource and that it meets any of the 
following NRHP criteria (PRC Section 5024.1[c]): 

1. Associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage 

2. Associated with the lives of persons important in our past 
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3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values 

4. Has yielded, or may be likely to yield, information important in prehistory or history 

Resources less than 50 years old generally are not considered for listing in the CRHR, but may be 
considered if it can be demonstrated that sufficient time has passed to understand the historical 
importance of the resource (see 14 CCR, Section 4852[d][2]).  

The CRHR protects cultural resources by requiring evaluations of the significance of prehistoric and 
historic resources. The criteria for the CRHR are nearly identical to those for the NRHP, and properties 
listed or formally designated as eligible for listing on the NRHP are automatically listed on the CRHR, as 
are the state landmarks and points of interest. The CRHR also includes properties designated under 
local ordinances or identified through local cultural resource surveys. The State Historic Preservation 
Office maintains the CRHR. 

Native American Historic Resource Protection Act  

The Native American Historic Resource Protection Act (PRC Section 5097, et seq.) addresses the 
disposition of Native American burials in archaeological sites and protects such remains from 
disturbance, vandalism, or inadvertent destruction; establishes procedures to be implemented if 
Native American skeletal remains are discovered during construction of a project; and establishes 
the NAHC to resolve disputes regarding the disposition of such remains. In addition, the Native 
American Historic Resource Protection Act makes it a misdemeanor punishable by up to 1 year in jail 
to deface or destroy a Native American historical or cultural site that is listed or may be eligible for 
listing in the CRHR. 

California Native American Graves Protection and Repatriation Act  

The California Native American Graves Protection and Repatriation Act (CAL-NAGPRA), enacted in 
2001, requires all state agencies and museums that receive state funding and that have possession 
or control over collections of human remains or cultural items, as defined, to complete an inventory 
and summary of these remains and items on or before January 1, 2003, with certain exceptions. 
CAL-NAGPRA also provides a process for the identification and repatriation of these items to the 
culturally affiliated tribes.  

California Health and Safety Code, Section 7050.5 

California law protects Native American burials, skeletal remains, and associated grave goods, 
regardless of their antiquity, and provides for the sensitive treatment and disposition of those 
remains. California Health and Safety Code Section 7050.5 requires that if human remains are 
discovered in any place other than a dedicated cemetery, no further disturbance or excavation of 
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the site or nearby area reasonably suspected to contain human remains shall occur until the county 
coroner has examined the remains (California Health and Safety Code Section 7050.5b). If the 
coroner determines or has reason to believe the remains are those of a Native American, the 
coroner must contact the NAHC within 24 hours (California Health and Safety Code Section 7050.5c). 
The NAHC will notify the Most Likely Descendent (MLD). With the permission of the landowner, the 
MLD may inspect the site of discovery. The inspection must be completed within 24 hours of 
notification of the MLD by the NAHC. The MLD may recommend means of treating or disposing of, 
with appropriate dignity, the human remains and items associated with Native Americans. 

California Environmental Quality Act 

As described further below, the following CEQA statutes and CEQA Guidelines are relevant to the 
analysis of historic, archaeological, and tribal cultural resources: 

1. California Public Resources Code Section 21083.2(g): Defines “unique archaeological resource.” 

2. California Public Resources Code Section 21084.1 and CEQA Guidelines Section 15064.5(a): 
Define historical resources. In addition, CEQA Guidelines Section 15064.5(b) defines the 
phrase “substantial adverse change” in the significance of a historical resource. It also 
defines the circumstances when a project would materially impair the significance of a 
historical resource. 

3. California Public Resources Code Section 21074(a): Defines “tribal cultural resources” and 
Section 21074(b): Defines a “cultural landscape.” 

4. California Public Resources Code Section 5097.98 and CEQA Guidelines Section 15064.5(e): 
These provisions set forth standards and steps to be employed following the accidental 
discovery of human remains in any location other than a dedicated ceremony. 

5. California Public Resources Code Sections 21083.2(b)-(c) and CEQA Guidelines Section 
15126.4: These measures provide information regarding the mitigation framework for 
archaeological and historic resources, including options of preservation-in-place mitigation; 
and identify preservation-in-place as the preferred manner of mitigating impacts to 
significant archaeological sites.  

Under CEQA, a project may have a significant effect on the environment if it may cause “a 
substantial adverse change in the significance of an historical resource” (California Public 
Resources Code Section 21084.1; CEQA Guidelines Section 15064.5[b]). A “historical resource” is 
any site listed or eligible for listing in the CRHR. The CRHR listing criteria (14 CCR 15064.5[a ][3]) 
are intended to examine whether the resource in question:  

A. Is associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage;  

B. Is associated with the lives of persons important in our past;  
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C. Embodies the distinctive characteristics of a type, period, region, or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values; or  

D. Has yielded, or may be likely to yield, information important in pre-history or history. 

The term “historical resource” also includes any site described in a local register of historical 
resources or identified as significant in a historical resources survey (meeting the requirements 
of California Public Resources Code Section 5024.1[g]).  

CEQA was amended in 2014 through Assembly Bill 52, which created a new category of tribal culture 
resources that must be considered under CEQA (Section 5.16, Tribal Cultural Resources) and applies 
to all projects that file a Notice of Preparation or notice of negative declaration or mitigated negative 
declaration on or after July 1, 2015. Assembly Bill 52 requires lead agencies to provide notice to and 
begin consultation with California Native American tribes that are traditionally and culturally 
affiliated with the geographic area of a project if that tribe has requested, in writing, to be kept 
informed of projects by the lead agency prior to the determination whether a negative declaration, 
mitigated negative declaration, or EIR will be prepared.  

All historical resources and unique archaeological resources–as defined by statute–are presumed to 
be historically or culturally significant for purposes of CEQA (PRC Section 21084.1; 14 CCR Section 
15064.5[a]). The lead agency is not precluded from determining that a resource is a historical 
resource even if it does not fall within this presumption (PRC Section 21084.1; 14 CCR Section 
15064.5[a]). A site or resource that does not meet the definition of “historical resource” or “unique 
archaeological resource” is not considered significant under CEQA and need not be analyzed further 
(PRC Section 21083.2[a]; 14 CCR Section15064.5[c][4]). 

Pursuant to these sections, CEQA first evaluates whether a project site contains any historical resources, 
then assesses whether that project will cause a substantial adverse change in the significance of a 
historical resource such that the resource’s historical significance is materially impaired. 

When a project significantly affects a unique archaeological resource, CEQA imposes special 
mitigation requirements.  

Finally, CEQA Guidelines Section 15064.5 assigns special importance to human remains and specifies 
procedures to be used when Native American remains are discovered. These procedures are set 
forth in California Public Resources Code Section 5097.98. 

Local 

City of San Diego Historical Resource Regulations 

The City’s Historical Resources Regulations (San Diego Municipal Code [SDMC] Chapter 14, Article 3, 
Division 2) were adopted in January 2000, providing a balance between sound historic preservation 
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principles and the rights of private property owners. The purpose and intent of the Regulations are 
outlined as follows: 

To protect, preserve and, where, damaged, restore the cultural resources of San 
Diego. The regulations apply to all development within the City of San Diego when 
cultural resources are present within the premises regardless of the requirement to 
obtain Neighborhood Development Permit (NDP) or Site Development Permit (SDP). 

Regulations have been developed to implement applicable local, state, and federal policies and 
mandates. Included in these are the General Plan, CEQA, and Section 106 of the NHPA. Historical 
resources, in the context of the City’s regulations, include site improvements, buildings, structures, 
historic districts, signs, features (including significant trees or other landscaping), places, place 
names, interior elements and fixtures designated in conjunction with a property, or other objects of 
historical, archaeological, scientific, educational, cultural, architectural, aesthetic, or traditional 
significance to the citizens of the city. These include structures, buildings, archaeological sites, 
objects, districts, or landscapes having physical evidence of human activities. These resources are 
usually over 45 years old and they may have been altered or still be in use. 

Compliance with the regulations begin with the determination of the need for a site-specific survey 
for a project. Pursuant to SDMC Section 143.0212(a), a historic property (built-environment) survey 
can be required for any parcel containing a structure that is over 45 years old and appears to have 
integrity of setting, design, materials, workmanship, feeling, and association. SDMC Section 
143.0212(b) requires that historical resource sensitivity maps be used to identify properties in the 
City that have a probability of containing historic or prehistoric archaeological sites. These maps are 
based on records of the California Historical Resources Information System maintained by the South 
Coastal Information Center at San Diego State University, archival research from the San Diego 
Museum of Man, and site-specific information in the City’s files. If records show an archaeological 
site exists on or immediately adjacent to a subject property, the City would require a survey. In 
general, archaeological surveys are required when the proposed development is on a previously 
undeveloped parcel, if a known resource is recorded on the parcel or within a 1-mile radius, or if a 
qualified consultant or knowledgeable City staff member recommends it. In both cases, the 
determination for the need to conduct a site-specific survey must be made within 10 days of 
submittal for a construction permit (ministerial) or 30 days for a development permit (discretionary) 
pursuant to SDMC Section 143.0212(c). 

SDMC Section 143.0212(d) states that if a property-specific survey is required, it shall be 
conducted according to the criteria included in the City’s Historical Resources Guidelines. Using 
the survey results and other available applicable information, the City shall determine whether a 
historical resource exists, whether it is eligible for designation as a designated historical 
resource, and precisely where it is located. 
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The City of San Diego Historical Resources Guidelines  

Historical Resources Guidelines (City of San Diego 2001) are incorporated in the San Diego Land 
Development Manual by reference. The guidelines establish a development review process to review 
for projects in the City. This process is composed of two aspects: the implementation of the Historical 
Resources Regulations and the determination of impacts and mitigation under CEQA. The guidelines 
provide property owners, the development community, consultants, and the public with explicit 
guidelines for the management of historical resources located within City jurisdiction. These guidelines 
are designed to implement the City's Historical Resources Regulations contained in the Land 
Development Code (Chapter 14, Division 3, Article 2) in compliance with applicable local, state, and 
federal policies and mandates, including, but not limited to, the City’s General Plan, CEQA, and Section 
106 of the NHPA. The intent of the guidelines is to ensure consistency in the management of the City's 
historical resources, including identification, evaluation, preservation/mitigation, and development.  

The City’s Historical Resources Guidelines (City of San Diego 2001) observe the following:  

Historical resources include all properties (historic, archaeological, landscapes, 
traditional, etc.) eligible or potentially eligible for the National Register of Historic Places, 
as well as those that may be significant pursuant to state and local laws and registration 
programs such as the California Register of Historical Resources or the City of San Diego 
Historical Resources Register. "Historical resource" means site improvements, buildings, 
structures, historic districts, signs, features (including significant trees or other 
landscaping), places, place names, interior elements and fixtures designated in 
conjunction with a property, or other objects of historical, archaeological, scientific, 
educational, cultural, architectural, aesthetic, or traditional significance to the citizens of 
the City. They include buildings, structures, objects, archaeological sites, districts or 
landscapes possessing physical evidence of human activities that are typically over 45 
years old, regardless of whether they have been altered or continue to be used. 
Historical resources also include traditional cultural properties. The following definitions 
are based, for the most part, on California's Office of Historic Preservation’s (OHP) 
Instructions for Recording Historical Resources and are used to categorize different 
types of historical resources when they are recorded. 

These guidelines are intended to protect, preserve, and, where damaged, restore the cultural 
resources of San Diego. The regulations apply to all development within the City when cultural 
resources are present within the premises regardless of the requirement to obtain NDP or SDP. The 
Historical Resources Regulations require that designated cultural resources and traditional cultural 
properties be preserved unless deviation findings can be made by the decision maker as part of a 
discretionary permit. Minor alterations consistent with the U.S. Secretary of the Interior’s Standards 
are exempt from the requirement to obtain a separate permit, but must comply with the regulations 
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and associated cultural resources guidelines. Limited development may encroach into important 
archaeological sites if adequate mitigation measures are provided as a condition of approval. 
Historical Resources Guidelines, located in the Land Development Manual, provide property owners, 
the development community, consultants, and the general public explicit guidance for the 
management of cultural resources located within the City’s jurisdiction. These guidelines are 
designed to implement the cultural resources regulations and guide the development review 
process from the need for a survey and how impacts are assessed to available mitigation strategies 
and report requirements and include appropriate methodologies for treating cultural resources 
located in the City. In general, the City’s cultural resources provisions build on federal and state 
cultural resources laws and guidelines in an attempt to streamline the process of considering 
impacts to cultural resources within the City’s jurisdiction, while maintaining that some resources 
not significant under federal or state law may be considered historical under the City’s Guidelines. In 
order to apply the criteria and determine the significance of potential project impacts to a cultural 
resource, the APE of the project must be defined for both direct impacts and indirect impacts. 
Indirect impacts can include increased public access to an archaeological site, or visual impairment 
of a historically significant view shed related to a historic building or structure. 

City of San Diego General Plan 

The City’s General Plan contains a Historic Preservation Element, that seeks “[t]o guide the 
preservation, protection, restoration, and rehabilitation of historical and cultural resources and 
maintain a sense of the City. To improve the quality of the built environment, encourage 
appreciation for the City’s history and culture, maintain the character and identity of communities, 
and contribute to the City’s economic vitality through historic preservation” (City of San Diego 2008). 
The Historic Preservation Element pertains to both historical and cultural resources that include 
elements from the built environment such as buildings, structures, objects, and districts; landscape 
features, including significant trees and plantings, hardscape, fountains, lighting, sculptures, signs 
and other natural or designed features; interior elements and fixtures designated in conjunction 
with a property; significant archaeological sites; and traditional cultural properties (City of San Diego 
2008). The Historic Preservation Element contains the following goals:  

A. Identification and Preservation of Historical Resources: 

• Identification of the historical resources of the City 

• Preservation of the City’s important historical resources 

• Integration of historic preservation planning in the larger planning process 

B. Historic Preservation, Education, Benefits, and Incentives: 

• Public education about the importance of historical resources 
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• Provision of incentives supporting historic preservation 

• Cultural heritage tourism promoted to the tourist industry 

5.6.3 IMPACT ANALYSIS 

5.6.3.1 Issues 1, 2 and 3: Prehistoric and Historic Resources 

Issue 1: Would the project result in the alteration, including the adverse physical or aesthetic 
effects and/or the destruction of a prehistoric or historic building (including architecturally 
significant building), structure, or object or site? 

Issue 2: Would the project result in any impact to existing religious or sacred uses within the 
potential impact area? 

Issue 3: Would the project result in the disturbance of any human remains, including those 
interred outside of formal cemeteries? 

Threshold  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), impacts to 
historical resources would be significant if the project would:  

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

• Result in any impact to existing religious or sacred uses within the potential impact area 

• Result in the disturbance of any human remains, including those interred outside of 
formal cemeteries. 

All components of the development were considered in evaluating potential impacts to historical 
resources. Direct impacts generally result from activities that will cause damage to or have an 
adverse effect on the resource. For archaeological resources and traditional cultural properties, 
indirect impacts are often the result of increased public accessibility to resources not otherwise 
subject to impacts which may result in an increased potential for vandalism and site destruction.  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.6, the Cultural Resources Survey Report and the Phase 
II studies resulted in the recommendation that the impacted historical resource (CA-SDI-20031) is 
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not eligible for listing in the CRHR or local register. The effects of the Church on this resource were 
determined to not have a significant effect on the environment. No existing religious or sacred uses 
or human remains were identified within the Church parcel. 

In the event that an unknown, intact archaeological material or burial -related items were 
encountered during construction of the Church, the potential disturbance to the site would be 
a potentially significant impact that would be mitigated through Mitigation Measure CR-1 
which would ensure that steps are taken to identify and properly handle potential 
archaeological resources or human remains when they are encountered. Additionally, 
archaeological and Native American monitoring was recommended for all primary ground 
disturbance within the upper 2 to 4 feet of matrix. Refer to the 2014 Church EIR Chapter 5.6 for 
additional details. 

Changes in Circumstances/New Information 

Direct Impacts 

As discussed under Section 5.6.2, Existing Conditions, the Assisted Living Facility parcel has been 
evaluated to determine if significant cultural resources are present. The survey for El Camino Real 
Assisted Living Facility indicated that one previously recorded prehistoric cultural resource 
intersects the southeastern portion of the proposed project area. Testing was completed by an 
archaeologist, and the archeologist determined the portion of CA-SDI-687 that intersects the 
project area of potential effect does not possess a significant subsurface archaeological deposit. 
Based on the evaluation completed (Appendix F), the Assisted Living Facility parcel APE does not 
contain any known resources that are considered a significant cultural resource under CEQA (CEQA 
Guidelines Section 15064.5) or under cultural guidelines for the City of San Diego (City of San Diego 
2022). No known religious or sacred uses are present within the Assisted Living Facility parcel, nor are 
any human remains known to be present. Due to the heavily disturbed nature of the site and the lack 
of significant resources located during archaeological excavations completed at the Assisted Living 
Facility parcel, the archaeologists have identified a low potential for unknown subsurface 
archaeological resources to be present at the Assisted Living Facility parcel.  

Indirect Impacts 

Indirect impacts to cultural resources could occur if a project introduces people to an area where 
there are significant cultural resources, as people could damage or take cultural resources. The 
proposed Assisted Living Facility development would retain 1.12 acres of open space adjacent to the 
proposed development. This open space area, as well as adjacent area to the east, includes site 
CA-SDI-687. As indicated above, the portion of CA-SDI-687 within the project site was already 
tested and determined not to be significant. As the testing determined this portion of the site is 
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not significant, indirect impacts to the portion of this resource on the site would not be significant. 
Further, the project includes physical barriers to prevent future residents of the project from 
accessing the proposed open space and adjacent MHPA areas where there is potential for cultural 
resources. This includes the use of retaining walls and hedges along the eastern side of the 
proposed development to prevent entry into the adjacent preserved area. In addition, the 
topological difference between the development area and the adjacent area would also discourage 
residents and visitors from entering the open space. Further, fencing would be provided along the 
MHPA boundary to prevent people from entering the open space. Additionally, the area would also 
be covered by a Covenant of Easement in conformance with the City’s Environmentally Sensitive 
Lands (ESL) regulations, which prohibits trespass and uses that could result in indirect impacts to 
cultural resources. Overall, the Assisted Living Facility is not anticipated to result in significant 
indirect impacts to cultural resources.  

Significance of Impact 

The Cultural Resources Survey Report and the Phase II studies resulted in the recommendation 
that the impacted historical resource (CA-SDI-687) is not eligible for listing in the CRHR or local 
register. The effects of the project on this resource is not considered a significant effect on the 
environment. The Assisted Living Facility would impact no known significant cultural resources. 
As with the Church parcel previously analyzed in the 2014 Church EIR, there is low potential for 
the Assisted Living Facility grading activities during construction to result in potential impacts to 
unknown subsurface cultural resources. However, as identified in the 2014 Church EIR, there is 
a low potential to uncover unique artifacts, features, or human remains during grading for 
project development. For this reason, archaeological and Native American monitoring is 
recommended for all primary ground disturbance. In the event that an unknown, intact 
archaeological material or burial-related items are encountered during project construction, the 
potential disturbance to the site would be a potentially significant impact (Impact CR-1).  

Based on the above, no new significant historical resource impacts or substantial increases in 
previously identified historical resource impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of project modifications. The 2014 Church EIR previously 
identified that potential impacts to cultural resources would occur. 

Mitigation 

Potential impacts to historical resources (Impact CR-1) would be reduced to below a level of 
significance through implementation of the following mitigation measure, which has been updated 
to reflect City’s standard language. 

MM-CR-1: The following shall be implemented to protect unknown archaeological resources 
and/or grave sites that may be identified during project construction phases.  
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I. Prior to Permit Issuance 

A. Entitlements Plan Check 

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

B. Letters of Qualification have been submitted to ADD 

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

and Emergency Response Standard (HAZWOPER) training with certification 
documentation. 

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

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

II. Prior to Start of Construction 

A.  Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records search 
(1/2 mile radius) has been completed. Verification includes, but is not 
limited to a copy of a confirmation letter from South Coastal Information 
Center, or, if the search was in-house, a letter of verification from the PI 
stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning 
expectations and probabilities of discovery during trenching and/or 
grading activities. 
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3. The PI may submit a detailed letter to MMC requesting a reduction to the 
one-quarter mile radius. 

B. PI Shall Attend Precon Meetings 

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

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

2. Identify Areas to be Monitored 

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

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

3.  When Monitoring Will Occur 

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

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

III. During Construction 

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

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

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

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

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

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the 
contractor to temporarily divert all soil disturbing activities, including but not 
limited to digging, trenching, excavating or grading activities in the area of 
discovery and in the area reasonably suspected to overlay adjacent 
resources and immediately notify the RE or BI, as appropriate. 
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2. The Monitor shall immediately notify the PI (unless Monitor is the PI) of 
the discovery. 

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

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

C.  Determination of Significance 

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

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

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

c. If the resource is not significant, the PI shall submit a letter to MMC 
indicating that artifacts will be collected, curated, and documented 
in the Final Monitoring Report. The letter shall also indicate that 
that no further work is required. 

IV. Discovery of Human Remains 

If human remains are discovered, work shall halt in that area and no soil shall be exported off-
site until a determination can be made regarding the provenance of the human remains; and the 
following procedures as set forth in CEQA Section 15064.5(e), the California Public Resources 
Code (Sec. 5097.98) and State Health and Safety Code (Sec. 7050.5) shall be undertaken: 

A. Notification 
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1. Archaeological Monitor shall notify the RE or BI as appropriate, MMC, and 
the PI, if the Monitor is not qualified as a PI. MMC will notify the 
appropriate Senior Planner in the Environmental Analysis Section (EAS) of 
the Development Services Department to assist with the discovery 
notification process. 

2. The PI shall notify the Medical Examiner after consultation with the RE, 
either in person or via telephone. 

B. Isolate discovery site 

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

2. The Medical Examiner, in consultation with the PI, will determine the need 
for a field examination to determine the provenance. 

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

C. If Human Remains ARE determined to be Native American 

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

2. NAHC will immediately identify the person or persons determined to be the 
Most Likely Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or sooner after the Medical 
Examiner has completed coordination, to begin the consultation process in 
accordance with CEQA Section 15064.5(e), the California Public Resources 
and Health & Safety Codes. 

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

5. Disposition of Native American Human Remains will be determined between 
the MLD and the PI, and, if: 
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a. The NAHC is unable to identify the MLD, OR the MLD failed to make 
a recommendation within 48 hours after being notified by the 
Commission; OR; 

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

c. In order to protect these sites, the Landowner shall do one or more 
of the following: 

(1) Record the site with the NAHC; 

(2) Record an open space or conservation easement on the site; 

(3) Record a document with the County. 

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

D.  If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and notify them of the historic era 
context of the burial. 

2. The Medical Examiner will determine the appropriate course of action with 
the PI and City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately removed and 
conveyed to the San Diego Museum of Man for analysis. The decision for 
internment of the human remains shall be made in consultation with MMC, 
EAS, the applicant/landowner, any known descendant group, and the San 
Diego Museum of Man. 
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V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

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

2. The following procedures shall be followed. 

a. No Discoveries 

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

b. Discoveries 

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

c. Potentially Significant Discoveries 

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

d. The PI shall immediately contact MMC, or by 8AM of the next 
business day to report and discuss the findings as indicated in 
Section III-B, unless other specific arrangements have been made. 

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

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

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 

VI. Post Construction 

A.  Preparation and Submittal of Draft Monitoring Report 

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

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

b. Recording Sites with State of California Department of Parks  
and Recreation 

 The PI shall be responsible for recording (on the appropriate State 
of California Department of Park and Recreation forms-DPR 523 
A/B) any significant or potentially significant resources encountered 
during the Archaeological Monitoring Program in accordance with 
the City’s Historical Resources Guidelines, and submittal of such 
forms to the South Coastal Information Center with the Final 
Monitoring Report. 

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

3. The PI shall submit revised Draft Monitoring Report to MMC 
for approval. 

4. MMC shall provide written verification to the PI of the draft Monitoring Report. 

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

B. Handling of Artifacts 

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

2. The PI shall be responsible for ensuring that all artifacts are analyzed to 
identify function and chronology as they relate to the history of the area; 
that faunal material is identified as to species; and that specialty studies are 
completed, as appropriate. 
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3. The cost for curation is the responsibility of the property owner. 

C. Curation of artifacts: Accession Agreement and Acceptance Verification 

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

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

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

D. Final Monitoring Report(s) 

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

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

Significance of Impact After Mitigation 

The project impact to Historical Resources (Impact CR-1) would be reduced to less than significant 
with Mitigation Measure (MM) CR-1, as this measure requires a qualified archaeological monitor 
that would monitor areas with potential to yield subsurface archaeological resources to ensure 
impacts to significant cultural resources are avoided. Thus, impacts would be less than significant 
with mitigation. It is noted that the 2014 Church EIR identified a potential impact to cultural 
resources and also included similar monitoring requirements to reduce the potential impact to 
below a level of significance.   
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5.7 PALEONTOLOGICAL RESOURCES 

Chapter 5.7, Paleontological Resources, of the 2014 St. John Garabed Armenian Church Project Final 
Environmental Impact Report (2014 Church EIR) discloses information regarding the approved 
St. John Garabed Church (Church) and associated paleontological resources analysis. A summary of 
that analysis is included in Section 5.7.3, below, for the convenience of the reader. However, refer to 
the 2014 Church EIR, Chapter 5.7, for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
paleontological resources analysis update to the 2014 Church EIR for the proposed Assisted Living 
Facility. The analysis is based on the following technical analysis, which is included as Appendix G to 
this FSEIR:  

• Revised Geotechnical Update and Storm Water Infiltration Study Assisted Living Facility 
prepared by GeoSoils Inc. in September 2020, and updated in April 2021 

5.7.1  EXISTING CONDITIONS 

Paleontological resources (fossils) are the remains and/or traces of prehistoric plant and animal 
life exclusive of human remains or artifacts. Fossil remains such as bones, teeth, shells, and 
wood are found in the geologic deposits (rock formations) in which they were originally buried. 
Paleontological resources represent a limited, non-renewable, sensitive scientific and 
educational resource. 

The potential for fossil remains at a location can be predicted through previous correlations that 
have been established between the fossil occurrence and the geologic formations within which they 
are buried. For this reason, knowledge of the geology of a particular area and the paleontological 
resource sensitivity of particular rock formations, make it possible to predict where fossils will or will 
not be encountered. 

Within San Diego County there are a number of distinct geologic rock units (i.e., formations) that 
record portions of the past 450 million years of earth history. However, the record is most complete 
for only the past 75 million years. 

Geologic Units Underlying the Project Area  

Geologic units encountered during subsurface investigation and site reconnaissance included 
undocumented fill and Quaternary-age very old paralic deposits. A review of Geosoils (2011) and 
Geocon (2008) indicate that surficial deposits of colluvium (topsoil) older and Eocene-age 
sedimentary bedrock also occur either as thin surficial, or near surface deposits (colluvium), or at 
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depth (bedrock). The earth materials encountered are generally described below from the youngest 
to oldest (Appendix G). 

Undocumented Artificial Fill (Map Symbol - afu) 

Existing, undocumented fill was observed within two general areas of the site. The first area includes 
the westernmost two-thirds of the site and appear to be associated with construction of the Church 
to the north, as the subject site was periodically used to stockpile soil. Where observed, existing fills 
in this area appear to consist of dry, silty to clayey sand, and appear to form a thin veneer, ranging 
from ± 0.3 to 1 foot in thickness, from the eastern portion of the lot to the west end of the proposed 
construction, respectively. The second area includes a thin veneer of surficial fills that appear to 
have been pushed over the existing, east facing slope. These fills appear to have been placed as 
push fills over the existing slope resulting from previous agricultural work on site and do not appear 
to be located in the vicinity of the limits of work.  

Colluvium (Topsoil) (not Mapped) 

Surficial deposits of colluvium (Topsoil per Geocon 2008) were encountered in preparation of 
Geocon (2008) and Geosoils (2011). These deposits were not noted at the selected exploration sites 
during the time of the Geotechnical Update and Storm Water Infiltration Study (2020), and were 
likely removed, redistributed, or otherwise disturbed during earthwork associated with the Church 
parcel to the north. While not encountered during the Geotechnical Update and Stormwater 
Infiltration Study, these deposits likely occur elsewhere across the limits of work. 

As encountered in preparation of Geocon (2008) and Geosoils (2011) colluvial soils consist of a 
surficial, or near surface layer varying from a silty to clayey fine sand to a silty sand with clay. Where 
observed (Geocon 2008; Geosoils 2011), these soils were typically dark brown, dry to moist, loose 
and porous.  

Very Old Paralic Deposits (Map Symbol - Qvop) 

Quaternary-age very old paralic deposits were encountered beneath surficial deposits of fill. Where 
observed, these deposits consist of predominately silty sand. These sediments are typically dark 
gray to reddish brown, dry, and very dense. Weathered, very old paralic deposits are considered 
potentially compressible in their existing state, and therefore should be removed and recompacted 
if settlement-sensitive improvements and/or planned fills are proposed within their influence.  
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5.7.2 REGULATORY FRAMEWORK 

Federal  

The Paleontological Resources Preservation Act requires the secretaries of the Interior and Agriculture 
to manage and protect paleontological resources on federal land using scientific principles and 
expertise. The Omnibus Public Lands Act–Paleontological Resources Preservation (OPLA–PRP) includes 
specific provisions addressing management of these resources by the Bureau of Land Management, 
the National Park Service, the Bureau of Reclamation, the U.S. Fish and Wildlife Service, all of the 
Department of the Interior, and the Forest Service of the Department of Agriculture.  

The OPLA–PRP affirms the authority for many of the policies that the federal land-managing 
agencies already have in place for the management of paleontological resources, such as issuing 
permits for collecting paleontological resources, curation of paleontological resources, and 
confidentiality of locality data. The OPLA–PRP only applies to federal lands and does not affect 
private lands. It provides authority for the protection of paleontological resources on federal lands, 
including criminal and civil penalties for fossil theft and vandalism. As directed by the OPLA–PRP, the 
federal agencies are in the process of developing regulations, establishing public awareness and 
education programs, and inventorying and monitoring federal lands.  

State 

The California Environmental Quality Act Guidelines require that all private and public activities not 
specifically exempted be evaluated against the potential for environmental damage, including effects to 
paleontological resources. Paleontological resources are recognized as part of the environment under 
the California Environmental Quality Act Guidelines. 

Local  

City of San Diego Municipal Code – Paleontological Resources Requirements for Grading Activities 

Chapter 14, Article 2, Division 1 of the City of San Diego (City) Municipal Code was updated in 
March 2018 to include the following for paleontological resources: 

Section 142.0151: Paleontological Resources Requirements for Grading Activities 

a) Paleontological resources monitoring shall be required in accordance with the General 
Grading Guidelines for Paleontological Resources in the Land Development Manual for any 
of the following:  

(1) Grading that involves 1,000 cubic yards or greater, and 10 feet or greater in depth, in a High 
Resource Potential Geologic Deposit/Formation/Rock Unit; or 
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(2) Grading that involves 2,000 cubic yards or greater, and 10 feet or greater in depth, in 
Moderate Resource Potential Geologic Deposit/Formation/Rock Unit; or 

(3) Grading on a fossil recovery site or within 100 feet of the mapped location of a fossil 
recovery site. 

b) If paleontological resources, as defined in the General Grading Guidelines for Paleontological 
Resources, are discovered during grading, notwithstanding [San Diego Municipal Code] 
Section 142.0151(a), all grading in the area of discovery shall cease until a qualified 
paleontological monitor has observed the discovery, and the discovery has been recovered 
in accordance with the General Grading Guidelines for Paleontological Resources. 

City of San Diego Paleontology Guidelines 

Since it is the underlying formation and geologic rock units that contain the fossil remains, resource 
sensitivity/potential levels are rated for individual geologic formations. The resource sensitivity levels 
and potential ratings are adapted from the resource sensitivity levels and potential ratings described 
by the City (City of San Diego 2022). 

5.7.3 IMPACT ANALYSIS 

5.7.3.1 Issues 1 and 2: Paleontological Resources 

Issue 1: Would the project require over 1,000 cubic yards of excavation in a high resource potential 
geologic deposit/formation/rock unit? 

Issue 2: Would the project require over 2,000 cubic yards of excavation in a moderate resource 
potential geologic deposit/formation/rock unit? 

Threshold  

According to the City’s Significance Determination Thresholds (City of San Diego 2022), impacts to 
paleontological resources would be significant if the project: 

• Requires over 1,000 cubic yards of excavation in a high resource potential geologic 
deposit/formation/rock unit. 

• Requires over 2,000 cubic yards of excavation in a moderate resource potential geologic 
deposit/formation/rock unit.  

The paleontological sensitivity levels are based on the following: 

• High Sensitivity – these formations are known to consist of geological deposits, formations, 
and rock units such as Delmar Formation (Td), Friars Formation (Tf), Lindavista Formation 
(Qln, QLB) occurring in Mira Mesa/Tierrasanta, Lusardi Formation (Kl) occurring within Black 
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Mountain Ranch/Lusardi Canyon Poway/Rancho Santa Fe, Mission Valley Formation (TMV), 
Mt. Soledad Formation (Tm, Tmss, Tmsc) occurring in Rose Canyon, Otay Formation (To), 
Point Loma Formation (Kp), Pomerado Conglomerate (Tp) within Scripps Ranch/Tierrasanta, 
San Diego Formation (Qsd), Scripps Formation (Tsd), Stadium Conglomerate (Tst), 
Sweetwater Formation, and Torrey Sandstone (Tf) located within Black Mountain 
Ranch/Carmel Valley. Monitoring is required for grading that is greater than 1,000 cubic 
yards and depths that are 10 feet or greater. 

• Moderate Sensitivity – Moderate sensitivity is assigned to geological deposits, formations, 
and rock units consisting of Cabrillo Formation (KCS), Lindavista Formation (Qln, QLB), 
Lusardi Formation (Kl), Mt. Soledad Formation (Tm, Tmss, Tmsc), Pomerado Conglomerate 
(Tp), River/Stream Terrace Deposits (Qt) occurring in South Eastern/Chollas Valley/Fairbanks 
Ranch/Skyline/Paradise Hills/Otay Mesa, Nestor/San Ysidro, and Santiago Peak Volcanics 
(Jsp) occurring in Black Mountain Ranch/La Jolla Valley, Fairbanks Ranch/Mira 
Mesa/Peñasquitos. Monitoring is required for grading that is over 2,000 cubic yards and 
depths that are 10 feet or greater. 

• Low or Unknown Sensitivity – Low sensitivity is assigned to geologic or surficial 
formation/materials that consist of Alluvium (Qsw, Qal, or Qls), River/Stream Terrace Deposits 
(Qt), and Torrey Sandstone (Tf). No monitoring is required in areas with low sensitivity. 

• Very Low Sensitivity – These formations consist of volcanic or plutonic igneous rocks with a 
molten origin (such as Granite/Plutonic [Kg] and Santiago Peak Volcanics [Jsp]). No 
monitoring is required in areas with low sensitivity. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.7, the alluvial and slopewash deposit was assigned a 
low paleontological sensitivity. Impacts to these areas were determined to be less than significant. 
The Bay Point Formation has been assigned high paleontological resource sensitivity. It was 
determined that the Church grading activities could disturb previously unrecorded paleontological 
material, these impacts could be significant in the absence of the proper mitigation such as 
construction monitoring. Mitigation Measure PALEO-1 was determined to reduce the potential 
significant impacts to paleontological resources to be less than significant. Refer to the 2014 Church 
EIR Chapter 5.7 for additional details. 

Changes in Circumstances/New Information 

The Assisted Living Facility parcel is underlaid by one formation with a high paleontological 
resource sensitivity rating (Old paralic deposits) for the occurrence of sensitive paleontological 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.7 – PALEONTOLOGICAL RESOURCES 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.7-6 October 2024 

resources. The Assisted Living Facility would require the excavation of approximately 26,435 cubic 
yards of soil to a maximum cut depth of 12.4 feet. Thus, the Assisted Living Facility would result in 
the excavation of over 1,000 cubic yards of soil to a depth of greater than 10 feet within an area that 
has a high paleontological resources sensitivity rating. Since the certification of the 2014 Church EIR, 
the City adopted San Diego Municipal Code Section 142.0151, which requires paleontological 
monitoring when this threshold is exceeded. Because the Assisted Living Facility’s grading activity 
would exceed the 1,000 cubic yard threshold for excavation within a moderate resource potential 
geologic unit, the Assisted Living Facility is subject to the grading ordinance (San Diego Municipal 
Code Section 142.0151) and the requirement for paleontological monitoring, which would be made a 
condition of approval, per Compliance Measure (CM) PAL-1. In accordance with Appendix P of the 
City’s Land Development Manual, regulatory compliance would preclude impacts to paleontological 
resources. In conclusion, the project would not result in any additional impacts to those that are 
previously disclosed in the 2014 Church EIR. 

Significance of Impact 

The Assisted Living Facility is subject to the grading ordinance (San Diego Municipal Code Section 
142.0151) and the requirement for paleontological monitoring, which would be made a condition of 
approval. In accordance with Appendix P of the City’s Land Development Manual, regulatory 
compliance would preclude impacts to paleontological resources. Impacts to paleontological 
resources would be less than significant. 

Based on the above, no new significant paleontological resource impacts or substantial increases in 
previously identified paleontological resource impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications.  

Mitigation 

No mitigation would be required. Mitigation Measure PALEO-1, identified in the 2014 Church EIR, 
would not be applicable to the proposed Assisted Living Facility because paleontological monitoring 
is now required by ordinance and is included as CM-PAL-1.   
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5.8 TRANSPORTATION 

Chapter 5.8, Transportation/Circulation and Parking, of the 2014 St. John Garabed Armenian Church 
Final Environmental Impact Report (2014 Church EIR), discloses information regarding the approved 
St. John Garabed Armenian Church (Church) and associated transportation analysis. A summary of 
that analysis is included for each issue in Section 5.8.3 below for the convenience of the reader. 
However, refer to the 2014 Church EIR, Chapter 5.8, for details. 

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
transportation analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. The 
following discussion addresses the proposed Assisted Living Facility effects related to on-site 
circulation, transit, pedestrian, and bicycle facilities. To assess access and vehicle miles traveled 
(VMT), the following Access Analysis and VMT Evaluation were completed and are included as 
Appendices H1 and H2, respectively. 

• El Camino Real Senior Living Access Analysis prepared by Chen Ryan in August 2021.  

• El Camino Real Senior Living Transportation Impact Threshold and VMT Screening Evaluation 
prepared by Chen Ryan in March 2022. 

5.8.1 EXISTING CONDITIONS  

The existing transportation facilities surrounding the project site are described below:  

El Camino Real is a 4-lane major roadway with a raised median that runs north/south in the North 
City Future Urbanizing Area (NCFUA). In the project area, El Camino Real connects to Via de la Valle 
to the north and Del Mar Heights Road to the south. The roadway provides driveway access to the 
Church to the north of the Assisted Living Facility parcel. The NCFUA Framework Plan proposes an 
ultimate classification of 4-lane Major Arterial for El Camino Real. The posted speed limit is 50 miles 
per hour. El Camino Real is pedestrian accessible with existing contiguous sidewalks on the east side 
and no existing sidewalk on the west side. El Camino Real also includes a Class II bicycle lane along 
both sides of the roadway. There are no existing or planned transit facilities within the vicinity of 
the project. 
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5.8.2 REGULATORY FRAMEWORK 

State 

California Department of Transportation  

The California Department of Transportation (Caltrans) is the public agency responsible for 
designing, building, operating, and maintaining California’s State highway system, which consists of 
freeways, highways, expressways, toll roads. Caltrans is also responsible for permitting and 
regulating the use of State roadways.  

Senate Bill 743 and Transportation Study Manual 

On September 27, 2013, Governor Jerry Brown signed Senate Bill (SB) 743 into law changing the way 
transportation impact analysis is conducted under CEQA. Within the State’s CEQA Guidelines, these 
changes include elimination of auto delay, LOS, and similar measurements of vehicular roadway 
capacity and traffic congestion as the basis for determining significant transportation impacts. In 
December 2018, new CEQA Guidelines implementing SB 743 (Section 15064.3), along with the Office 
of Planning and Research (OPR) Technical Advisory on Evaluating Transportation Impacts for CEQA, 
were finalized and made effective. CEQA Guidelines Section 15064.3, and the associated OPR 
Technical Advisory, provide that use of automobile Vehicle Miles Traveled, or VMT, is the preferred 
CEQA transportation metric, and correspondingly eliminate auto delay/LOS as the metric for 
assessing significant transportation impacts under CEQA statewide. Under Section 15064.3, 
statewide application of the new VMT metric was required beginning on July 1, 2020.  

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

The December 2018 “Technical Advisory on Evaluating Transportation Impacts in CEQA” (OPR 
Technical Advisory) is one in a series of advisories provided by the Governor’s OPR as a service to 
professional planners, land use officials, and CEQA practitioners. This advisory contains technical 
recommendations regarding the assessment of VMT-related impacts, thresholds of significance, and 
mitigation measures. OPR issues technical assistance on issues that broadly affect the practice of 
land use planning and the CEQA (PRC 21000 et seq.; Gov. Code 65040 [g][l][m]). The purpose of the 
OPR Technical Advisory is to provide advice and recommendations, which agencies and other 
entities may use at their discretion. According to its text, the document does not alter lead agency 
discretion in preparing environmental documents subject to CEQA and the document should not be 
construed as legal advice. 
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Local 

General Plan  

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

North City Future Urbanizing Area Framework Plan 

In 1992, the City Council adopted the North City Future Urbanizing Area (NCFUA) Framework Plan to 
address the growth management strategy from the 1979 General Plan through comprehensive 
planning of this portion of the Future Urbanizing Area. As explained in the City of San Diego Planning 
Department website, there is no “typical” community plan for this area. Planning and land use policies 
for this area are contained in the NCFUA Framework Plan and the City’s General Plan. The proposed 
project site is located within Subarea II of the NCFUA Framework Plan. The NCFUA Framework Plan’s 
two main objectives in relation to transportation include the need to limit traffic impacts in adjoining 
neighborhoods, and the need to accommodate densities and land use patterns that will support 
transit use and promote walking and bicycle use.  

City of San Diego Bicycle Master Plan 

The 2013 City Bicycle Master Plan, which updates the City’s 2002 plan, presents a bicycle network, 
projects, policies, and programs for improving bicycling through 2030 and beyond, consistent with 
the City’s 2008 General Plan mobility, sustainability, health, economic, and social goals. The goals of 
the Bicycle Master Plan are to create: a city where bicycling is a viable travel choice, particularly for 
trips of less than 5 miles; a safe and comprehensive local and regional bikeway network; and 
environmental quality, public health, recreation and mobility benefits through increased bicycling. 
These goals are supported by twelve key policies to help bicycling become a more viable 
transportation mode for trips of less than 5 miles, to connect to transit, and for recreation. 

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

The City has developed a Pedestrian Master Plan (City of San Diego 2006, 2015b) to guide the planning 
and implementation of pedestrian improvement projects in the City. The Master Plan will help the City 
enhance neighborhood quality and mobility options by facilitating pedestrian improvement projects, 
and will identify and prioritize improvement projects based on technical analysis and community 
input, as well as improve the City’s ability to receive grant funding for implementation of pedestrian 
projects. Volume 1 addresses the first seven communities: Greater North Park, Southeastern 
San Diego, Greater Golden Hill, Uptown, Normal Heights, Barrio Logan, and City Heights. Volume 2 
addresses an additional seven communities, including College, Kensington-Talmadge, Midway-Pacific 
Highway, Old Town, Ocean Beach, Pacific Beach, and San Ysidro. The project site is not located within 
these communities.  

The City of San Diego Transportation Study Manual 

The City prepared its own guidelines for VMT analysis in compliance with SB 743 – these guidelines 
are contained in the City’s Transportation Study Manual, which was approved by City Council on 
November 9, 2020, and became effective January 8, 2021. The City’s guidelines are consistent with 
the OPR Technical Advisory described above.  

The City of San Diego Complete Communities: Housing Solutions and Mobility Choices 

The City adopted two new ordinances, collectively referred to as Complete Communities: Housing 
Solutions and Mobility Choices (Complete Communities). Regulations for Complete Communities: 
Mobility Choices can be found in the San Diego Municipal Code (SDMC) Chapter 14, Article 3, 
Division 11. General Regulations for Complete Communities Housing Solutions can be found in 
SDMC Chapter 14, Article 3, Division 10. The City also adopted Resolution R-313281 Approving an 
Active Transportation In Lieu fee to implement Ordinance 21274. The adoption of this program 
(Resolution R-313281 and Ordinance 21274) specifically indicate these Ordinances do not apply to 
projects “deemed complete prior to the date on which the applicable provision of this Ordinance 
become effective.” These regulations were not effective in the Coastal Zone until September 7, 2022. 
This project was deemed complete prior to the effective date of this program. As such, these 
ordinances do not apply to the project. 
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5.8.3 IMPACT ANALYSIS 

5.8.3.1 Issue 1: Consistency with Applicable Transportation Programs and Regulations 

Issue 1: Would the project conflict with an adopted program, plan, ordinance or policy addressing 
the transportation system including transit, roadways, bicycle and pedestrian facilities? 

Threshold  

The City of San Diego Transportation Study Manual (TSM, City of San Diego 2020a) outlines the 
transportation analysis requirements for land development, roadway projects, and specific plans in 
the City of San Diego. Therefore, the assessment under Section 5.8.3.2 below evaluates the 
proposed project’s impacts based on the VMT screening assessment included in the Project 
Information Form prepared for the project (Appendix H2).  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.8, Transportation/Circulation and Parking, it was 
determined that the Church would not result in any significant impact to study intersections or 
roadway segments. The Church parcel does not have service from the MTS, and there are no existing 
or planned bus or train routes in the vicinity of the Church. It was determined that the Church would 
not interfere with pedestrian and bicycle facilities along El Camino Real. Impacts to the existing, 
planned, and alternative transportation system were determined to be less than significant. 
Additionally, as determined in the 2014 Church EIR Chapter 5.1, Land Use, the Church would be 
consistent with applicable plans. Refer to 2014 Church EIR Chapter 5.8 for additional details. 

Changes in Circumstances/New Information 

As shown in Appendix H1, the project is anticipated to generate 234 average daily trips. This project 
trips would not conflict with an adopted program, plan, ordinance, or policy addressing the 
transportation system. 

The City’s General Plan Mobility Element contains policies that will help walking become more viable 
for short trips, and for transit to more efficiently link highly frequented destinations, while still 
preserving auto-mobility. The Assisted Living Facility’s consistency with individual policies is analyzed 
in Section 5.1, Land Use, of this FSEIR. As determined in Section 5.1, the Assisted Living Facility would 
be consistent with all mobility element goals and policies. Refer to Section 5.1, Land Use, for 
additional details. 
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The NCFUA framework plan transportation section includes two transportation objectives for 
development within the NCFUA. The two objectives include limiting the traffic impacts of adjoining 
neighborhoods and accommodating densities and land use patterns that will support transit use 
and promote walking and bicycle use. As determined in Appendix H1, the Assisted Living Facility 
would not cause adverse impacts on traffic operations to any roadway segments or intersections in 
the vicinity and no improvements would be required. As with the Church previously analyzed in the 
2014 Church EIR, the Assisted Living Facility was determined to not interfere with any existing or 
planned pedestrian or bicycle facilities. The Assisted Living Facility would include the installation of 
12 short-term bicycle spaces and four long-term bicycle spaces. 

As discussed in Section 5.5, Greenhouse Gas Emissions, the Assisted Living Facility was determined 
to be consistent with the City’s Climate Action Plan (City of San Diego 2015c). Specifically, the 
Assisted Living Facility would implement transportation demand management measures including: A 
parking management plan that includes charging employees market-rate for single-occupancy 
vehicle parking and providing reserved, discounted, or free spaces for registered carpools or 
vanpools; a commitment to maintaining an employer network in the SANDAG iCommute program 
and promoting its RideMatcher services to employees; flexible or alternative work hours (stage 
employee work hours to avoid all employees arriving at peak travel times); and access to services 
that reduce the need to drive, including access to on-site cafe and meal programs, and gym. 

As identified in the 2014 Church EIR, the area surrounding the project is not served by MTS; there 
are no existing or planned bus or train routes within convenient walking distance (0.5 miles) of the 
project. Therefore, the project proposes shuttle service to the nearest transit stop, the Solana Beach 
COASTER Station. As previously identified in the 2014 Church EIR, El Camino Real includes a sidewalk 
along the eastern side of the road, and Class II bicycle lanes on both sides of the roadway; the 
Assisted Living Facility would not interfere with the continued use of the sidewalk and bicycle lanes. 
Additionally, bicycle amenities, such as bicycle parking and storage will be provided on site. The 
Assisted Living Facility is consistent with policies within the City’s General Plan, NCFUA Framework 
Plan, and the City’s Climate Action Plan.  

Significance of Impact 

The proposed Assisted Living Facility would be consistent with applicable plans and policies related 
to transportation, and impacts would be less than significant.  

Based on the above, no new significant alternative transportation impacts or substantial increases in a 
previously identified alternative transportation impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.8 – TRANSPORTATION 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.8-7 October 2024 

Mitigation 

No mitigation would be required. 

5.8.3.2 Issue 2: VMT 

Issue 2: Would the project result in VMT exceeding thresholds identified in the City’s 
Transportation Study Manual? 

Threshold 

The City Transportation Study Manual (City of San Diego 2022) is consistent with the State of 
California Office of Planning and Research’s (OPR’s) recommendations to evaluate potential 
transportation impacts using a VMT metric. The TSM provides guidelines for screening criteria, 
significance thresholds, analysis methodology, and mitigation measures.  

Impact 

Previous EIR 

The previous EIR did not identify any significant impacts related to the number of trips generated by 
the Church. As indicated in 2014 Church EIR Chapter 5.8, the Church would not result in any significant 
impact to study area intersections or roadway segments based on level of service and delay-based 
findings per the methodology provided in the City of San Diego Traffic Impact Study Manual (1998). 
Refer to 2014 Church EIR Chapter 5.8 for additional details.  

Changes in Circumstances/New Information 

While SB 743 was signed into law on September 27, 2013, the implementing CEQA Guideline, 
15063.4, effective December 28, 2018, set a deadline of July 1, 2020, for jurisdictions to transition 
from using LOS as a metric for determining transportation impacts to VMT. Since the 2014 Church 
EIR was certified on February 28, 2014, the 2014 Church EIR was not required to use VMT as a metric 
to determine transportation related impacts as to the Church analyzed therein. As identified in 
Appendix H2, this shift is not new information of substantial importance for purposes of subsequent 
environmental review because it is information that was known or could have been known at the 
time of the certification of the 2014 Church EIR. Therefore, the VMT related to the 2014 Church EIR is 
not new information of substantial importance for purposes of this Final Subsequent EIR and 
consistency of the changes for the proposed project is provided below. However, the change 
attributable to the proposed Assisted Living Facility is subject to the City Transportation Study 
Manual (City of San Diego 2020a). Thus, a VMT screening criteria assessment of the Assisted Living 
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Facility is included in the Project Information Form and Traffic Impact Threshold and VMT Screening 
Evaluation memo (Appendices H1 and H2).  

In accordance with the City’s screening criteria, the Assisted Living Facility’s trip generation was 
determined per the City of San Diego’s Trip Generation Manual (City of San Diego 2003). Based on the 
proposed 87 congregate care facility estate housing units that generate two trips per day each, and the 
20 convalescent/nursing beds that generate three trips per day, the Assisted Living Facility would 
generate a total of 234 daily trips (Appendix H1). As identified in the screening criteria, the Assisted 
Living Facility would generate less than 300 daily unadjusted driveway trips and is considered a “Small 
Project” per the City’s Transportation Study Manual (City of San Diego 2020a). If the proposed project 
meets at least one of the screening criteria, it would be presumed to have a less than significant VMT 
impact. As such, the Assisted Living Facility can be presumed to have a less than significant 
transportation VMT impact and a full VMT analysis is not required.  

Significance of Impact 

As the Assisted Living Facility meets the “Small Project” screening criteria in the City’s Transportation 
Study Manual (City of San Diego 2020a), Assisted Living Facility transportation VMT impacts would be 
less than significant. 

Based on the above, no new significant transportation impacts or substantial increases in a 
previously identified transportation impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required. 

5.8.3.3 Issue 3: Hazardous Design  

Issue 3: Would the project substantially increase hazards due to a design feature (e.g., sharp 
curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? 

Threshold 

The proposed project would be considered a significant impact if there was a substantial increase in 
hazards due to a design feature or incompatible use.  
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Impact 

Previous EIR 

Access to the project site was proposed via one right-in/right-out only driveway along El Camino 
Real. As indicated in the 2014 Church EIR Section 5.8.18, Transportation, the location of the driveway 
along the curve of El Camino Real in combination with the adjacent roadway speed, the driveway 
would not provide adequate sight distance and would be a potential hazard if a full access driveway 
was provided. Therefore, the project proposed a raised median to prohibit left turns in and out of the 
Church and proposed a 960-foot-long acceleration lane with 600 foot merge taper in the northbound 
direction to allow exiting right-turning vehicles to accelerate and merge into the through travel lane 
adequately. Additionally, the Church proposed a northbound, 140-foot-long exclusive right turn lane 
with 100-foot taper at the Church driveway entrance. It was determined that with the incorporation of 
the raised median, acceleration lane and exclusive right turn lane as project features, the Church 
would not include any components that would result in a substantial increase in traffic hazards due to 
design features or incompatible uses and impacts would be less than significant. Refer to 2014 Church 
EIR Chapter 5.8 for additional details. 

Changes in Circumstances/New Information 

There would be no hazardous design features or incompatible uses introduced as a result of the 
Assisted Living Facility. Construction would take place within the existing site. Access to the Assisted 
Living Facility would be provided via the right-in/right-out only driveway along El Camino Real 
described above, and from an ingress/egress access easement through the Church parcel.  

The access analysis (Appendix H1) evaluated the effect of the proposed Assisted Living Facility on the 
local transportation network and to determine if any improvements in addition to those identified in 
the 2014 Church EIR are needed. As detailed in Appendix H1, the Assisted Living Facility would not 
have an adverse effect on intersections or roadway segments and would remain consistent with the 
operational analysis results included in the 2014 Church EIR. Thus, the Assisted Living Facility would 
not substantially increase hazards due to a geometric design features or incompatible use.  

Significance of Impact 

The proposed development of the Assisted Living Facility would use the Church entrance onto El 
Camino Real and no other improvements would be required. The Assisted Living Facility would not 
introduce new design features or incompatible uses that would substantially increase hazards, and 
traffic hazard impacts would be less than significant. 
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As concluded in Appendix H1, the Assisted Living Facility was determined to be consistent with the 
findings of the Church’s Traffic Impact Study (TIS) and would be consistent with the operational 
analysis results from the Church TIS. No new significant transportation hazard impacts or 
substantial increases in a previously identified transportation hazard impact analyzed and disclosed 
in the previously-certified 2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required. 

5.8.3.4 Issue 4: Emergency Access 

Issue 4: Would the project result in inadequate emergency access? 

Threshold 

Based on the City’s Significance Determination Thresholds (2020b), a proposed project would result 
in a significant impact if it would result in inadequate emergency access.  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 3.0, Project Description, the Church was designed to enable 
fire apparatus and emergency vehicle access via dedicated and maintained roads. No impact was 
identified related to emergency access. Refer to 2014 Church EIR Chapter 3.0 for additional details. 

Changes in Circumstances/New Information 

As with the Church previously analyzed in the 2014 Church EIR, access to the Assisted Living Facility 
parcel would be via one proposed right-in/right-out only driveway along El Camino Real. The fire access 
lane would start at the Church access point from El Camino Real and end at the Assisted Living Facility 
parking lot, which can be seen in Figure 3-3, Fire Access Plan. Additionally, the Assisted Living Facility 
would provide a hammerhead turn around at the entrance to the Assisted Living Facility as well as an 
alternate t-turn that would accommodate fire apparatuses. All private access roads as a part of the 
Assisted Living Facility would be constructed in accordance with SDMC Sections 55.8701 and 55.8703, 
which outline the requirements for fire apparatus access roads and gates to ensure adequate 
emergency access within the site. The required fire access roads throughout the area are designed to 
meet County of San Diego Consolidated Fire Code, including 24 foot-wide, unobstructed roadways, 
adequate parking, turning radius, grade maximums, and roadside fuel modification zones. As 
concluded by the City of San Diego Traffic Engineer, the Assisted Living Facility would have adequate 
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emergency access (City of San Diego 2021). In conclusion, the addition of the Assisted Living Facility 
would not impact emergency access to the project site as previously disclosed in the 2014 Church EIR. 

Significance of Impact 

As analyzed in the 2014 Church EIR, the primary site access would be via one proposed right-
in/right-out only driveway along El Camino Real. The Assisted Living Facility design would comply 
with the City’s emergency access requirements and the proposed driveway would be constructed 
per City of San Diego Standard Drawings. Therefore, the proposed Assisted Living Facility would 
have adequate emergency access and impacts would be less than significant. 

Based on the above, no new significant emergency access impacts or substantial increases in a 
previously identified emergency access impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required.  
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5.9 VISUAL EFFECTS AND NEIGHBORHOOD CHARACTER 

Chapter 5.9, Visual Effects and Neighborhood Character, the 2014 St. John Garabed Armenian 
Church Final Environmental Impact Report (2014 Church EIR) discloses information regarding the 
approved St. John Garabed Armenian Church (Church) and associated visual analysis. A summary of 
that analysis is included for each issue in Section 5.9.3 below for the convenience of the reader. 
However, refer to the 2014 Church EIR Chapter 5.9 for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
visual analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. The 
information and analysis in this section have been compiled based on site visits and photos of the 
project area. Additionally, pertinent documents were reviewed, including the City of San Diego (City) 
General Plan (City of San Diego 2008a) and the City’s Municipal Code.  

5.9.1 EXISTING CONDITIONS 

On-Site Land Use 

The 17.33-acre project site consists of two parcels. The 13.36-acre Church parcel is currently 
developed with the approved 350-seat main church building. The three accessory structures 
associated with the Church have not yet been constructed. Access to the Church parcel is provided 
via El Camino Real.  

The 3.97-acre Assisted Living Facility parcel is currently undeveloped; however, in the past, the 
property was used for agriculture. The western mesa portion of the parcel is relatively flat and 
consists of disturbed habitat. Vegetation on the eastern portion of the parcel consist of denser 
eucalyptus woodland and Arundo-dominated riparian habitat. A dirt path extends north to south 
through the central area of the site. The southern Assisted Living Facility parcel is accessible only 
through the Church parcel driveway on El Camino Real. 

Off-Site Land Use 

As discussed in Section 5.1, Land Use (see Section 5.1.2, Existing Conditions, and Figure 5.1-1), the 
project site’s immediate surrounding land uses include El Camino Real and the San Dieguito 
Lagoon to the north, undeveloped land to the east, residential uses to the south, and an existing 
church (Evangelical Formosan Church) to the west. In addition to these existing adjacent uses, a 
single-family residential area and equestrian centers are located further east and west of Old El 
Camino Real in Gonzales Canyon. Most of the area further north and west consists of 
undeveloped open space dedicated to habitat restoration, recreational uses, and agriculture or 
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agriculture-related uses. This includes the Southern California Edison (SCE) San Dieguito Lagoon 
Wetlands Restoration Project. An overhead utility line supported by tall wooden poles runs north-
south between the project site and adjacent Church. El Camino Real is adjacent to the western 
boundary of the Evangelical Formosan Church to the west of the project site. Interstate (I) 5, a 
major north-south transportation corridor, is located approximately 0.6 miles to the west. The 
Del Mar Race Track/Del Mar Fairgrounds are located approximately 1.4 and 1.3 miles northwest 
of the project site, respectively. Other land uses in the surrounding area include the Fairbanks 
Ranch Country Club (1.6 miles northeast of the project site), the Del Mar Polo Fields (1.15 miles 
northeast of the project site), and commercial uses in the Del Mar Center (0.90 miles northwest 
of the project site).  

Neighborhood Character 

As discussed in Section 5.1, Land Use, the project site is located in the NCFUA Subarea II (San 
Dieguito) of the City’s General Plan. The NCFUA Framework Plan area encompasses NCFUA Subarea 
II and the communities of Pacific Highlands Ranch, Del Mar Mesa, Torrey Highlands, and Black 
Mountain Ranch and consists of approximately 12,000 acres stretching from I-5 west to almost I-15 
and the Santa Fe Valley south to Los Peñasquitos Canyon (City of San Diego 1992). The Framework 
Plan states that in 1992, the NCFUA was largely undeveloped but supported a variety of activities 
and land uses including large nurseries, commercial agriculture, grazing, and large-lot single family 
residences. Further, the plan notes that the NCFUA consists of a largely undeveloped area physically 
defined by canyons, valleys, streambeds and states that the area should embody a “diversity of 
building types, public amenities, and people” and that in its very essence should be different and 
distinctive in character (City of San Diego 1992). Since the adoption of the Framework Plan in 1992, 
subareas I-A, I-B, and II through V of the NCFUA have since adopted specific or community plans 
proposing new land use designations and development regulations and are thus considered 
refinements of the Framework Plan. For example, Subareas III and V identified in the framework 
plan are now recognized as the communities of Pacific Highlands Ranch (Subarea III) and Del Mar 
Mesa (Subarea V) and these areas support single-family residential development, open space, 
schools, and golf courses.  

In terms of existing development, Subarea II is visually distinct from other subareas of the NCFUA. 
While other subareas are moderately to highly developed with single family residences, golf courses 
and schools (canyons and sloping terrain designated as open space is also a primary land use in 
surrounding subareas/communities), Subarea II is primarily comprised of undeveloped open space 
(i.e., the San Dieguito Lagoon) and development is rather limited and focused south of Via De La 
Valle and east of El Camino Real (see Figure 5.1-1). Existing development in Subarea II includes the 
Del Mar Horse Center and a tack and feed store at Via de la Valle and El Camino Real, equestrian 
centers located east and west of Old El Camino Real in Gonzales Canyon, the 47-unit Stallion’s 
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Crossing residential development and the Evangelical Formosan Church. In addition, a 10-unit, large-
lot single family residential development is located east of the Assisted Living Facility site and 
between El Camino Real and Old El Camino Real on a mesa overlooking Gonzales Canyon. Therefore, 
within the approximate 850-acre Subarea II area, undeveloped open space featuring relatively flat 
terrain, manufactured berms, water, and varying densities of primarily native vegetation is the 
dominant use in the area with existing development occurring in the eastern portion of the subarea. 
Within the NCFUA Framework Plan, the site is currently designated as Very-Low Density Residential 
and Environmental Tier.  

Views 

The NCFUA Framework Plan Figure 1-4 identifies visual and scenic resources, which includes 
areas with Hillside Character, Areas of High Scenic Value, Areas of Medium Scenic Value, 
Prominent Ridgelines, and Mesa Areas. As was the case under the 2014 Church EIR conditions, 
the project site continues to be identified as an area of Medium Scenic Value, with the nearby 
San Dieguito Lagoon and Gonzales Canyon designated as High Scenic Value. Major public 
vantage points with views across the project site area of these scenic resources continue to 
consist of I-5, Via de la Valle, Overlook Park, El Camino Real, Gonzales Canyon trails, and the San 
Dieguito Lagoon trails. It is noted that private views are not considered significant under CEQA. 
Seven representative and key public views towards the project site were identified, as shown on 
Figure 5.9-1, Public Views Key Map. Each of these views is presented in the photos below and is 
representative of the views to the project site available to viewer groups in the surrounding 
area. In addition, the following provides a description of each of these key public views of the 
project site. 

View 1 represents the views from motorists on I-5 northbound looking east across the 
San Dieguito Lagoon towards the project site (located over 0.70 miles away). This represents a 
shorter view duration viewpoint, but a high number of viewers. The view includes significant 
scenic resources consisting of the lagoon as well as the hillside ridgelines. Development is 
partially visible in the midground, including residences and the two churches surrounding the 
Assisted Living Facility parcel. It should be noted that View 1 is from the northbound travel lanes 
of I-5 with minimal view blockage or intervening features in the foreground. View 1 is also 
outside of the normal field of vision of northbound I-5 motorists. The more natural view to the 
Project site from southbound I-5 would include southbound travel lanes, raised median, and 
northbound travel lanes in the immediate foreground.  

View 2 represents the views of pedestrians and cyclists on the Coast to Crest Trail in the San Dieguito 
River Park looking southeast towards the project site (located over 0.70 miles away). As this is a popular 
trail and is near the visitor’s center and a primary trail access point, the number of viewers is considered 
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moderate. This trail provides a scenic vista across the lagoon in the foreground to the Church and 
residential developments in the mid ground, and the ridgelines in the background.  

View 3 is from Via de la Valle looking south towards the project site (located 0.70 miles away). 
This view includes the San Dieguito Lagoon (scenic resource although waters are obscured by 
foreground vegetation and terrain) and San Dieguito River Valley in the foreground, project site 
and residential development in the midground, and the ridgelines in the background. Via de la 
Valle is a high-volume roadway and is considered to have a moderate number of viewers 
consisting of motorists and cyclists.  

View 4 is from El Camino Real looking southwest towards the project site (located 0.25 miles away). 
This view includes Gonzales Canyon (scenic resource) as well as the Church and existing residences in 
the foreground and mid ground, along with the low ridgeline in the mid ground. Viewers from this 
location primarily consists of motorists and cyclists along El Camino Real. El Camino Real is a high-
volume roadway and is considered to have a moderate number of viewers. 

View 5 is from El Camino Real looking north across the Evangelical Formosan Church towards the 
project site (located 225 feet away). This view does not include scenic resources, as the view of 
Gonzales Canyon is entirely blocked from view of El Camino Real motorists by existing 
landscaping associated with the Evangelical Formosan Church and Stallion’s Crossing residences. 
As described under View 4, El Camino Real includes a moderate number of viewers consisting of 
motorist and cyclists along this roadway.  

View 6 is from Overlook Park looking north towards the project site (located approximately 0.65 
miles away). This is a passive City neighborhood park with a concrete trail and turf areas, and is 
used by nearby residents for walking, running, picnicking, and sightseeing. Given the primarily 
local use of the park, Overlook Park and View 6 are considered to have a low number of viewers. 
Nonetheless, this view provides a significant scenic view of the entire San Dieguito River Valley 
and the Pacific Ocean, and includes views to Gonzales Canyon and the San Dieguito Lagoon.  
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View 1. From I-5 northbound looking east across the San Dieguito Lagoon towards the project site.  

 

View 2. At the Coast to Crest Trail in the San Dieguito River Park looking southeast towards the project. 
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View 3. From Via de la Valle looking south towards the project site.  

 

View 4. From El Camino Real looking southwest towards the project site.  
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View 5. From El Camino Real looking north across the Evangelical Formosan Church to the project.  

 

View 6. From Overlook Park looking north towards the project site.  
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Light, Glare, and Shading 

The Assisted Living Facility site is located adjacent to an existing Evangelical Formosan Church to the 
west, the Stallion’s Crossing residential development to the south, and Gonzales Canyon to the east. 
The Church has been constructed and is currently operational. Overhead street lights, indoor and 
outdoor residential lighting, and security lighting installed in the Evangelical Formosan Church parking 
area are a constant source of nighttime lighting in the area, as are vehicles and street lamps on 
El Camino Real, Via de la Valle, and I-5. The Church and associated parking lot security lighting to the 
north is also anticipated to generate nighttime lighting once operational. In addition, commercial uses 
along El Camino Real contribute nighttime lighting to the surrounding visual environment as do more 
distant sources including the Del Mar Fairgrounds and the Del Mar Golf Center. There are no 
permanent lighting sources installed within Gonzales Canyon or on San Dieguito Lagoon and lighting 
sources in the immediate surrounding area consist of street lighting, and exterior fixtures installed at 
equestrian centers and residences.  

5.9.2 REGULATORY FRAMEWORK 

City of San Diego General Plan 

The Urban Design Element of the General Plan contains the goals, recommendations, and urban design 
objectives that relate to visual issues and community and neighborhood character. The stated purpose 
of the Urban Design Element is to guide physical development toward a desired scale and character that 
is consistent with the social, economic, and aesthetic values of the City (City of San Diego 2008). The 
Urban Design Element defines community and neighborhood character as the visual and sensory 
relationship between people and the built and natural environment. The Urban Design Element 
identifies several goals and policies to help guide compact, efficient, and environmentally sensitive 
patterns of development. The Economic Prosperity Element links economic prosperity goals with land 
use distribution and employment land use policies to support existing and new businesses and also 
encourages community revitalization. Goals and policies contained in the Urban Design Element that 
relate to visual effects and neighborhood character are identified below. 

Urban Design Element  

Goal: A pattern and scale of development that provides visual diversity, choice of lifestyle, 
opportunities for social interaction, and that respects desirable community character and context. 

Goal: A city with distinctive districts, communities, neighborhoods, and village centers where people 
gather and interact. 

Goal: Utilization of landscape as an important aesthetic and unifying element throughout the City. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.9 – VISUAL EFFECTS AND NEIGHBORHOOD CHARACTER 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.9-9 October 2024 

Natural Features UD-A.1: Preserve and protect natural landforms and features. 

a. Protect the integrity of community plan designated open spaces (see also 
Conservation Element, Policy CE-B.1).  

b Continue to implement the Multiple Species Conservation Program (MSCP) to 
conserve San Diego’s natural environment and create a linked open space 
system. Preserve and enhance remaining naturally occurring features such as 
wetlands, riparian zones, canyons, and ridge lines. 

Development Adjacent to Natural Features and Park Lands UD-A.3: Design development 
adjacent to natural features in a sensitive manner to highlight and complement the natural 
environment in areas designated for development.  

a. Integrate development on hillside parcels with the natural environment to 
preserve and enhance views, and protect areas of unique topography.  

b. Minimize grading to maintain the natural topography, while contouring any 
landform alterations to blend into the natural terrain. 

Policy UD-A.4: Use sustainable building methods in accordance with the sustainable 
development policies in the Conservation Element. 

Policy UD-A.5: Design buildings that contribute to a positive neighborhood character and 
relate to neighborhood and community context. 

Policy UD-A.8: Landscape materials and design should enhance structures, create and define 
public and private spaces, and provide shade, aesthetic appeal, and environmental benefits. 

Policy UD-A.11: Encourage the use of underground or above-ground parking structures, 
rather than surface parking lots, to reduce land area devoted to parking. 

Policy UD-A.12: Reduce the amount and visual impact of surface parking lots. 

UD-A.13: Provide lighting from a variety of sources at appropriate. 

Policy UD-A.14: Design project signage to effectively utilize sign area and complement the 
character of the structure and setting. 

Goal: A city of distinctive neighborhoods 

Policy UD-B.1: Recognize that the quality of a neighborhood is linked to the overall quality of 
the built environment. Projects should not be viewed singularly, but viewed as part of the 
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larger neighborhood or community plan area in which they are located for design continuity 
and compatibility. 

North City Future Urbanizing Area Framework Plan 

The Urban Design Element of the North City Future Urbanizing Area Framework Plan contains goals, 
objectives, guidelines, and proposals to guide the pattern and character of development within the 
North City Future Urbanizing Area. The North City Future Urbanizing Area Framework Plan provides 
the following applicable guiding and implementing principals for retaining the character of the area.  

Urban Design Element  

Guiding Principles 

Principle 4.lf: The many canyon and valley views are primarily local, short range views that 
can be seen from existing public roads, public open spaces and private lands. The location of 
the freeway, streets and roads throughout the study area will effectively "open up" an 
extensive network of public view corridors. 

Implementing Principles- Low Density Residential Neighborhoods  

Principle 4.7c: General categories of permitted land uses and average densities of low-
density residential neighborhoods are listed in Tables 3.3-A and 3.3-B of the North City 
Future Urbanizing Area Framework Plan. Public and quasi-public uses may be located in 
these areas, but other non-residential uses are not permitted.  

Implementing Principles- Low Density and Estate Residential Neighborhoods  

Principle 4.8a: Very Low-Density and estate neighborhoods are normally organized in one of 
two ways: 

• The first and most typical is that of large estate residential lots of one acre or more. Large 
portions of the individual lots remain as open space. 

• The second organization, more appropriate for hillsides and areas adjacent to protected 
habitat areas, is clusters of smaller individual lots that preserve significant canyons, 
hillsides, ridges and other natural features. 

Principle 4.8b: Lot configuration and site design should emphasize canyons, hillsides and 
ridges as the visual focus points of neighborhoods. The layout of lots in these 
neighborhoods should adapt to existing topography and natural features, avoiding standard 
repetitive lot sizes and shapes. 
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Principle 4.8c: Lot lines shall not enter, infringe upon, or be made part of any portion of the 
environmental tier. In addition, a landscaped transition area of 25-50 feet in width shall be 
placed behind lots adjacent to the protected open space system, and include berming and 
dense vegetation to deter people from entering the habitat areas. Signage shall direct 
people to access points for the open space system. 

Principle 4.8e: The large areas of sensitive lands that form the environmental tier 
surrounding Very Low-Density and estate neighborhoods shall be accompanied by 
neighborhood-scaled public spaces. Public open spaces may be located to create points of 
focus, at a hillside edge to take advantage of a prominent view, or at a point of contact 
between two adjacent neighborhoods. 

Principle 4.8g: Streets, drives, parking and emergency vehicle access should be aligned to 
conform, as closely as possible, to existing grades and minimize the need for the grading of 
slopes. Streets and other built improvements should not greatly alter the physical and visual 
character of the hillside. 

• Create a wide landscaped roadway edge along arterial streets, using berms, dense 
planting and other devices that reduce the need for sound attenuation walls. When sound 
attenuation walls are necessary, locate them as far as possible from the roadway edge 
and plant the intervening space. 

Principle 4.9b: Development should give special attention to the design of street edge 
conditions, strengthening the landscape character of buildings and open spaces as viewed 
from the street.  

Principle 4.9c: Outside the compact communities, the street edge should be designed to 
retain existing natural features and limit site improvements to landscape elements. 

• Retain existing land forms, mature trees, and important rock outcroppings. The locations 
of driveways and utilities should avoid destroying important natural features. 

• Minimize the use of sound attenuation walls by careful site planning that employs grade 
changes, berms and landscape elements to provide acoustical and visual privacy. 

• When sound attenuation walls must be used, they should not be visible from major arterial 
and collector streets. This may be accomplished by use of grade changes, berms and/or 
planted buffers between the wall and street, with a width of 50-100 feet recommended 
for the buffer. 

Principle 4.9g: Street design should limit maximum turn lane/median width, in order to 
minimize the impact of streets on community character. 
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Implementing Principles- Development Adjacent to Significant Natural Areas  

Principle 4.10d: Cluster units, where appropriate, to minimize grading, roadway and 
driveway intrusion into sensitive habitat areas. Neighborhoods abutting the areas of the 
environmental tier such as Gonzales Canyon and McGonigle Canyon are areas where 
clustering of dwellings is encouraged. 

Principle 4.l0f: Development should not obstruct public views. 

Principle 4.l0g: In conjunction with project proposals, disturbed areas on a site which are to 
be retained as open space shall be contoured to blend in with natural slopes and shall be 
revegetated with native plants. 

Principle 4.10m: The facades of structures shall be angled at varying degrees to follow the 
natural topography of the site. 

Principle 4.l0n: All exterior lighting shall be a low-sodium type with horizontal cut-off and 
shall be shielded downward such that the light would not be visible to the adjacent 
properties and the proposed park. 

Principle 4.10o: Rooflines shall vary in angle and height to provide a changing profile. 

San Diego Municipal Code  

Height Regulations 

Zoning for the project site is currently designated by the City of San Diego’s Municipal Code (SDMC) 
as AR-1-1. Under Section 131.0331 of SDMC (see Table 131-03C), the standard structure height limit 
within the AR-1-1 zone is 30 feet; however, under Section 131.0344, “a structure may exceed the 
30-foot structure height limit if the front, side, and rear setbacks are each increased by 10 feet for 
each 10 feet, or portion thereof, or structure height above 30 feet except as limited by the 
regulations in Chapter 13, Article 2 (Overlay Zones)” (City of San Diego 2021a). The site is located in 
the Coastal Overlay Zone and while supplemental regulations of the Coastal Overlay Zone (SDMC 
Section 132.0403) include the protection of public views, the regulations would not be applicable to 
the project site. Supplemental regulations apply to sites within the coastal overlay zone designated 
as containing public views to be protected in the applicable land use plan (the NCFUA framework 
plan does not designate the site as such) and sites located between the shoreline and the first public 
roadway (City of San Diego 1992; City of San Diego 2021a).  
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Lighting Regulations 

Lighting within the City is controlled by the City’s Outdoor Lighting Regulations per SDMC Section 
142.0740. The City’s Outdoor Lighting Regulations are intended to protect surrounding land uses as 
well as astronomical activities at the Palomar and Mount Laguna observatories from excessive light 
generated by new development. The applicable Outdoor Lighting Regulations (City of San Diego 
2021b) require that: 

• Outdoor lighting shall be installed in a manner that minimizes impacts from light pollution, 
including light trespass, glare, and urban sky glow, to preserve enjoyment of the night sky and 
minimize conflict caused by unnecessary illumination. (Section 142.0740 [a][1]) 

• Regulation of outdoor lighting is also intended to conserve electrical energy. (Section 142.0740 [a][2])  

• It is the intent that, in addition to the regulations set forth in Section 142.0740, outdoor lighting 
fixtures shall be installed and operated in compliance with the following regulations, to the 
extent applicable: (A) California Energy Code, California Code of Regulations, Title 24, Part 6; 
(B) Green Building Regulations (Chapter 14, Article 10); and (C) Electrical Regulations (Chapter 
14, Article 6). (Section 142.0740 [a][3]) 

• Shields and flat lenses shall be required to control and direct the light below an imaginary 
horizontal plane passing through the lowest point of the fixture, except for  

o outdoor lighting fixtures less than 4,050 lumens including landscape lighting and 
decorative lighting. (Section 142.0740 [c][2][B]) 

o Outdoor illuminated signs. (Section 142.0740 [c][2][F]) 

o New outdoor lighting fixtures shall minimize light trespass in accordance with the Green 
Building Regulations where applicable, or otherwise shall direct, shield, and control light 
to keep it from falling onto surrounding properties. Zero direct-beam illumination shall 
leave the premises. (Section 142.0740 [c][3]) 

o All outdoor lighting, including search light, shall be turned off between 11:00 P.M. and 
6:00 A.M. (Section 142.0740 [c][5]) 

• On properties which are adjacent to or contain sensitive biological resources, any exterior 
lighting shall be limited to low-level lights and shields to minimize the amount of light entering 
any identified sensitive biological resource areas. (Section 142.0740 [c][6]) 
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Glare Regulations 

Glare within the City is controlled by SDMC Section 142.0730 (Glare Regulations). The City’s Glare 
Regulations (City of San Diego 2021b) include the following: 

• A maximum of 50 percent of the exterior of a building may be comprised of reflective material 
that has a light-reflectivity factor greater than 30 percent. (Section 142.0730 [a]) 

• Reflective building materials shall not be permitted where the City Manager determines that 
their use would contribute to potential traffic hazards, diminished quality of riparian habitat, 
or reduced enjoyment of public open space. (Section 142.0730 [b]) 

5.9.3 IMPACT ANALYSIS 

5.9.3.1 Issue 1: Public Scenic Vista Obstruction 

Issue 1: Would the project result in a substantial obstruction of any vista or scenic view from a 
public viewing area as identified in the community plan? 

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), visual 
quality impacts may be significant if the project would: 

• Substantially block a view through a designated public view corridor as shown in an adopted 
community plan, the General Plan, or the Local Coastal Program  

• Cause substantial view blockage from a public viewing area of a public resource that is 
considered significant by the applicable community plan  

• Exceed the allowed height or bulk regulations, and this excess results in a substantial view 
blockage from a public viewing area 

• Have a cumulative effect by opening up a new area for development, which will ultimately 
cause “extensive” view blockage 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.9, the Church would alter the views from the adjacent 
properties, El Camino Real, and Gonzales Canyon. Despite the alteration of views, the Church was 
determined to be consistent with the views of existing development from these vantage points, 
none of which are considered to be a vista or public scenic viewpoint as identified in the NCFUA 
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Framework Plan. Impacts to vistas or scenic viewpoints were determined to be less than significant. 
Refer to the 2014 Church EIR Chapter 5.9 for additional details. 

Changes in Circumstances/New Information 

Designated Public Corridors 

As identified in the 2014 Church EIR, the project site is not identified in the NCFUA Framework 
Plan or the City’s General Plan as being located within a designated public view corridor. As 
such, the Assisted Living Facility would not block any views from designated scenic corridors.  

Public Viewing Areas of a Public Resource 

The NCFUA Framework Plan Figure 1-4 identifies visual and scenic resources, which includes 
areas with Hillside Character, Areas of High Scenic Value, Areas of Medium Scenic Value, 
Prominent Ridgelines, and Mesa Areas. As was the case under the 2014 Church EIR conditions, 
the project site continues to be identified as an area of Medium Scenic Value, with the nearby 
San Dieguito Lagoon and Gonzales Canyon designated as High Scenic Value. Major public 
vantage points with views across the project site area to these scenic resources continue to 
consist of I-5, Overlook Park, El Camino Real, Gonzales Canyon trails, and San Dieguito Lagoon 
area trails (including the Dust Devil Loop trails). It is noted that private views, such as those from 
the neighboring residences, are not considered significant under the City’s CEQA thresholds (City 
of San Diego 2022).  

The proposed Assisted Living Facility would be constructed in accordance with the AR-1-1 
Zoning, including height limits, density limits, and setbacks as detailed in Section 3.3.2 of this 
FSEIR. The proposed structure would be 40 feet tall, and would be located north of the existing 
Stallion’s Crossing residential development, east of the existing Evangelical Formosan Church, 
and immediately south of the Church located on the project site. Setbacks would be provided, as 
shown in Figure 3-1, Site Plan. Specifically, the facility site is setback more than 100 feet from 
El Camino Real and the proposed Assisted Living Facility structure would be setback 
approximately 44 feet from the western boundary of the site (or more than 140 feet from 
El Camino Real). The proposed architectural style would be Mediterranean, featuring typical 
characteristics such as large symmetrical façades, light-colored exterior stucco walls, dark wood 
details, archways, and red-tiled roofs, as detailed in Section 3.3.2 and shown in Figure 3-2, 
Project Rendering. Further, the Assisted Living Facility includes interior site landscaping and 
landscaping along the structure and site perimeter to visually screen and soften the 
introduction of the 40-foot-tall structure, as shown in Figures 3-4a and 3-4b. Figure 5.9-2, 
Conceptual Development Rendering, illustrates the proposed Assisted Living Facility siting and 
visual appearance in relation to existing, under construction, and approved land uses. 
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Potential impacts to the existing quality of views to and across the site are examined through the lens 
of key public views (i.e., Views 1 through 6; Figure 5.9-1). Due to the location, project views available to 
El Camino Real cyclists and motorists from would be partially obstructed by the existing Stallion’s 
Crossing residential development, the existing Evangelical Formosan Church and associated 
landscaping, the Church, and Gonzales Canyon vegetation. Further, existing project screening 
associated with the Evangelical Formosan Church parking lot landscaping would be augmented by 
proposed landscaping along the western perimeter of the Assisted Living Facility site. From locations 
more distant than El Camino Real, such as I-5, the Assisted Living Facility would generally be indistinct 
from existing residential development, would not be visually prominent or attract attention, and would 
be and intermittently blocked by intervening vegetation. Lastly, and considering the higher elevation 
vantage point offered at Overlook Park, the proposed development of 2.85 acres of disturbed land 
with an assisted living facility would not create strong contrast in the landscape, would not result in 
any view blockage of Gonzales Canyon or San Dieguito Lagoon, and would not be highly discernable 
from the adjacent developments, as the Assisted Living Facility site is surrounded by existing 
development. Overall, the development of the Assisted Living Facility would result in negligible public 
view blockage of a public resources (namely, Gonzales Canyon).  

View 1. Due to distance between I-5 and the project site, and the presence of a scenic resource 
(San Dieguito Lagoon) in the foreground, the Assisted Living Facility would not be visually 
prominent as experienced from View 1. In addition, and as experienced from View 1, the 
proposed development would not block features of Gonzales Canyon from view of interstate 
motorists. Rather, the proposed development would be visually distinct from the adjacent 
existing developed areas and the proposed 40-foot scale of the Assisted Living Facility would not 
appear out of character with surrounding development, as it would be consistent with the 
character and scale of existing development. Also, the proposed Assisted Living Facility would 
not block available views to the San Dieguito Lagoon, Gonzales Canyon, or distant ridgelines. 
Overall, the Assisted Living Facility would not block any significant scenic resources from the 
public at View 1. 

View 2. Similar to view described above for View 1, View 2 consists of a relatively distant view of 
the project site with the lagoon in the foreground, the proposed Assisted Living Facility site and 
other development in the midground, and background ridgeline. As experienced from View 2, 
the proposed Assisted Living Facility would not be visually prominent in the midground. Due to 
distance between viewers at View 2 and the project site (and the proposed scale of the structure 
relative to the existing Church), the proposed Assisted Living Facility would not be overly 
noticeable and would not attract attention. In addition, the proposed Assisted Living Facility 
would not block views of scenic resources present in the view at View 2 including the San 
Dieguito Lagoon in the foreground, Gonzales Canyon in the midground, and the rolling ridgeline 
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creating a low horizon line in the background. Overall, the Assisted Living Facility would not 
block any significant scenic resources from view at View 2. 

View 3. Located on Via de la Valle, visual effects experienced at View 3 would be similar to those 
described above for users of the Coast to Crest Trail (i.e., View 2). Because View 3 is located at a similar 
distance (0.70 miles) from the project site as View 2, and because the Assisted Living Facility would be 
located in the midground, site development would not be visually prominent or distinct in the broad 
San Dieguito River Valley landscape. Similar to the existing Evangelical Formosan Church, the proposed 
Assisted Living Facility (approximately 40 feet tall) would be less visually prominent than the existing 
Church and upon maturation of landscaping, would be partially screened from view by new perimeter 
trees. In addition, the proposed Assisted Living Facility would not block scenic resources including the 
San Dieguito Lagoon, Gonzales Canyon, or background ridgelines from view of Via de la Valle 
motorists. Overall and as experienced from View 3, the Assisted Living Facility would not block any 
significant scenic resources from public view. 

View 4 is situated on El Camino Real, approximately 0.25 miles to the northeast of the project 
site. As shown in Simulation View 4 below, the Assisted Living Facility would be constructed to 
the south (or “left”) of the existing Evangelical Formosan Church, which presents as a low-profile, 
light colored structure just beyond the larger scale and bulkier Church. While the light colored 
stucco exterior and red-tiled roofs of the Assisted Living Facility structure would stand out 
against the dominant dark greens in the landscape, project structure colors would be 
compatible with the off-whites and tan/browns expressed by existing development in the view. 
In addition, and due to distance between the site and View 4, the 40-foot scale of the Assisted 
Living Facility would be less prominent as the nearby existing Church. Further, as the Assisted 
Living Facility would be located beyond (i.e., to the southwest of) Gonzales Canyon, the structure 
and site development would not block features of Gonzales Canyon from view. Since the specific 
view captured and assessed at View 4 does not include San Dieguito Lagoon, proposed site 
development would not block lagoon features from view at View 4. Overall, the Assisted Living 
Facility would not block any significant scenic resources from the public at View 4. 
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Simulation of View 4. From El Camino Real looking south across the Gonzales Canyon towards the project site.  

 

Simulation of View 5. From El Camino Real looking east across the Evangelical Formosan Church towards 
the project site. 
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View 5. While this is the nearest evaluated viewpoint to the site, the proposed Assisted Living 
Facility building would be heavily screened by the existing Evangelical Formosan Church parking 
lot trees, and proposed project landscaping (see Simulation of View 5 above). While the west-
facing façade of the 40-foot Assisted Living Facility would be visible, the duration of the available 
view at View 5 is short (e.g., lasting for seconds). In addition, the structure would not present 
strong scale contrasts with existing development in the area including two-story homes in the 
adjacent Stallion’s Crossing development and the visually prominent Church. Lastly, the existing 
eastward view toward Gonzales Canyon across the Evangelical Formosan Church parking lot and 
project site is shortened in length by mature trees in the immediate foreground. As a result, 
Gonzales Canyon is fully screened from view of motorists at View 5. Due to existing screening 
associated with mature parking lot trees on the intervening Evangelical Formosan Church 
property, proposed development of the project site with an assisted living facility and 
landscaping would not result in blockage of a scenic resource at View 5.  

View 6 from Overlook Park provides a broad view of the San Dieguito River Valley. As 
experienced from the park which is approximately 0.65 miles from and nearly 250 feet higher in 
elevation than the project site, proposed development of the Assisted Living Facility would not 
create strong contrast and would not be visually prominent. While site development would be 
visible, the Assisted Living Facility and site landscaping would occur south of undeveloped 
portions of the river valley and in close proximity to the existing Church, the Evangelical 
Formosan Church, and the Stallion’s Crossing residential development. Thus, the Assisted Living 
Facility would occur where existing development is located in the landscape and where the 40-
foot scale of the structure would be visually compatible with that of existing nearby 
development. In addition, the proposed Assisted Living Facility would be partially backscreened 
by mature trees located south of El Camino Real and due to the broad nature of the available 
view, the proposed development would not result in substantial view blockage of either the 
San Dieguito River Valley or Gonzales Canyon at View 6. 

Overall, the proposed Assisted Living Facility would not result in significant obstructions of a scenic 
resource from public viewing locations.  

Height or Bulk Regulations 

As discussed in Section 5.9.2, the AR-1-1 zone has a 10% lot coverage limit and a maximum 
height limit of 40 feet if setbacks beyond the minimum required are provided.  

The project is providing setbacks of 45, 187.5, 30 and 63.75 feet, which would allow for the 
proposed 40-foot tall Assisted Living Facility buildings per SDMC Section 131.0344. The overall 
project site lot coverage would be 10% based on the 17.33-acre project site (754,894.8 square-
feet [sf]) and the 34,525 sf Assisted Living Facility footprint and the 40,960 sf Church footprint. 
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Thus, the Assisted Living Facility would not exceed the allowed height or bulk regulations of the 
underlying AR-1-1 zone and, thus, would not result in substantial view blockage from a public 
viewing area. 

Significance of Impact 

While the Assisted Living Facility would alter the quality and character of existing views from public 
viewing locations in the surrounding area, the project would not substantially obstruct any 
designated public corridors and would not substantially block an identified scenic resource from 
view of the public. In addition, the project complies with the applicable height and bulk 
requirements of SDMC and would have no impact related to view blockage due to height or bulk 
regulation exceedances. Overall, the Assisted Living Facility would result in a less than significant 
impact related to public scenic vista obstructions.  

Based on the above, no new significant scenic vista impacts or substantial increase in previously 
identified scenic vista impacts analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications.  

Mitigation 

No mitigation measures would be required. 

5.9.3.2 Issue 2: Negative Aesthetic 

Issue 2: Would the project result in the creation of a negative aesthetic site or project?  

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), visual 
quality impacts may be significant if the project would:  

• Create a disorganized appearance and would substantially conflict with City codes. 

• Significantly conflicts with the height, bulk, or coverage regulations of the zone and does not 
provide architectural interest. 

• Include crib, retaining or noise walls greater than six feet in height and 50 feet in length with 
minimal landscape screening or berming where the walls would be visible to the public. 

• Be large and result in an exceeding monotonous visual environment.  

• Include a shoreline protection device in a scenic, high public use area, unless the adjacent 
bluff areas are similarly protected. 
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Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.9, the Church would create a potentially significant 
negative aesthetic. The height of the Church dome would be approximately 50 feet taller than the 
approved steeple of the adjacent Evangelical Formosan Church and more than 70 feet taller than 
one- and two-story residential and equestrian development in the surrounding area. The proposed 
93-foot-tall dome would be taller than surrounding development and would result in visible 
contrast. Therefore, due to the proposed height of the Church dome, impacts were determined 
to be significant and unavoidable. Refer to the 2014 Church Project EIR Chapter 5.9 for additional 
details. 

Changes in Circumstances/New Information 

Appearance and Height and Bulk Regulations 

The three-story, 40-foot-tall Assisted Living Facility would be built on the flat mesa portion of the site. 
The “m” shaped building would display a Mediterranean architectural style and would incorporate 
large symmetrical façades, light-colored exterior stucco walls, dark wood details, archways and 
trellises, and red terracotta tiled roofs. The primary exterior structure material would be stucco with 
glass windows. The proposed balcony inserts, and pop-outs would provide building articulation, façade 
variety. and visual interest such that a negative site aesthetics would not be created. Perspective 
renderings of the proposed facility are presented on Figure 3-2 and an aerial rendering of the facility, 
build out of the adjacent Church campus,1 and existing surrounding development is included on Figure 
5.9-2. As shown on Figure 5.9-2, the Assisted Living Facility would be spatially compact and would 
essentially extend the existing pattern of landscaped development located east of El Camino Real and 
on the mesa adjacent to Gonzales Canyon.  

The project site plan is presented on Figure 3-1. As shown on the site plan, open space amenities 
including multiple courtyards, pools, a residential garden, and walking paths would be available to 
future residents of the assisted living facility. These exterior areas would provide visual relief, avoid 
continuous three-story massing, and open the site plan for sunlight and air flow. The project would 
also include the implementation of a landscape plan which is presented on Figures 3-4a and 3-4b. 
Proposed landscaping on the project site would include native and non-invasive, drought tolerant 
species, dramatic trees to assist in creating a specific sense of place (and aid in sight shading), and 
colorful shrubs to define and enliven courtyard and pool areas. In addition, the slope adjacent to the 
MHPA boundary and the approximate 20-foot development setback between site development and 

 
1  Note that although the Church has been fully constructed and is currently operational, the three accessory buildings that 

would be associated with the Church have not yet been constructed. 
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the adjacent Stallion’s Crossing would be planted with climate and context appropriate shrubs and 
grasses including California sagebrush, toyon, monkey-flower, deergrass, giant wildrye, and 
lemonadeberry. Overall, proposed site amenities and landscape will complement the facility 
architecture, would be visually compatible with natural and developed features in the surrounding 
environment, and would provide a gradual transition between existing landscape features and 
project site development.  

In addition, and as stated above, the project is providing appropriate setbacks which would, 
pursuant to SDMC Section 131.0344, permit a 40-foot height limit. Therefore, as proposed, the 
40-foot-high Assisted Living Facility buildings would be allowed under the SDMC and would not 
result in a height regulation conflict. Further, the proposed project would be consistent with 
municipal code regulations regarding lot coverage and bulk, and is surrounded by existing 
institutional and larger residential development. Lastly, typical elements and features of 
Mediterranean architecture, combined with a robust landscaping plan, would create visual interest 
on the site and the project would display an organized, coherent, and pleasing visual appearance.  

Walls Visible to the Public  

The proposed project would include three retaining walls on the project site. As stated in Section 3, 
Project Description, and depicted on Figure 3-1, maximum retaining wall length would be 30 linear 
feet, and the maximum height would be 5 feet. Therefore, because walls would be less than 5 feet in 
height (most walls sections would be less than 3 feet in height) and 50 feet in length, and pursuant 
to City significance thresholds, they would not result in a potentially significant aesthetic impact. 
Additionally, the project would include drought-tolerant plantings along retaining walls to help 
soften the introduction of these features and visually blend them in with the wider landscaping plan 
to be implemented on the project site. Lastly, it should be noted that retaining walls are proposed 
along the southern and eastern site boundaries and due to their location and height, these features 
would not be visually prominent and would generally be screened from public view.  

Visual Environment 

The project is consistent in bulk and scale to surrounding development of the Church and the 
Evangelical Formosan Church. Similar to the Torrey Del Mar residential development to the south, 
the proposed Assisted Living Facility buildings would include design elements of the Mediterranean 
architectural style (primarily red roof tiles, stucco walls, archways, and outdoor living spaces). 
Through the incorporation of design that includes elements of interest including multiple archways, 
balcony inserts, pop-outs façade variety, and a robust landscaping plan with several outdoor living 
spaces, implementation of the proposed Assisted Living Facility would not result in the creation a 
monotonous visual environment. In addition, development in the area does not display consistent 
architectural style. For example, the Torrey Del Mar residential development includes elements of 
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contemporary and Mediterranean styles whereas the Stallions Crossing development features 
elements of cottage style homes. Lastly, the proposed project would not include a shoreline 
protection device in a scenic, high public use area. 

Significance of Impact 

Appearance and Height and Bulk Regulations 

The Assisted Living Facility is consistent with height and bulk regulations and would not create 
strong scale and mass contrasts with surrounding development. Additionally, the project 
appearance would provide visual interest, present as organized and coherent, and include design 
features that would promote visual variety and avoid a monotonous site. Thus, impacts would be 
less than significant.  

The 2014 Church EIR identified a significant and unavoidable visual impact related to the height and 
bulk of the Church building 90-foot-tall dome. Based on the above, no new significant impacts or 
substantial increases in previously identified bulk and scale impacts analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications.  

Walls Visible to the Public  

The Assisted Living Facility would include three retaining walls on the project site. All retaining walls 
would be below 6 feet and would not be longer than 50 feet. Additionally, the project would include 
a landscaping plan that would further reduce the visual impacts of retaining walls. Impacts would be 
less than significant.  

Based on the above, no new significant visual impacts related to large walls or substantial increases 
in previously identified visual impact related to walls analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 

Visual Environment 

Implementation of the Assisted Living Facility would not create a monotonous visual environment. 
Impacts of the Assisted Living Facility would be less than significant.  

Based on the above, no new significant visual environment impact or substantial increases in 
previously identified visual environment impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 
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Mitigation, Monitoring, and Reporting 

No mitigation measures would be required. 

5.9.3.3 Issues 3 and 4: Visual Incompatibility 

Issue 3: Would the project result in bulk, scale, materials, or style which would be incompatible 
with surrounding development? 

Issue 4: Would the project result in substantial alteration to the existing or planned character of 
the area such as could occur with the construction of a subdivision in a previously 
undeveloped area?  

Threshold 

According to the City’s Significance Determination Thresholds, a project is considered to have a 
significant impact if a project would contrast the surrounding neighborhood character. To meet this 
significance threshold, one or more of the following conditions must apply (City of San Diego 2022): 

• The project exceeds the allowable height or bulk regulations and the height and bulk of the 
existing patterns of development in the vicinity of the project by a substantial margin. 

• The project would have an architectural style or use building materials in stark contrast to 
adjacent development where the adjacent development follows a single or common 
architectural theme. 

• The project would result in the physical loss, isolation or degradation of a community 
identification symbol or landmark (e.g., a stand of trees, coastal bluff, historic landmark) which 
is identified in the General Plan, applicable community plan or local coastal program. 

• The project is located in a highly visible area (e.g., on a canyon edge, hilltop or adjacent to an 
interstate highway) and would strongly contrast with the surrounding development or natural 
topography through excessive height, bulk, signage or architectural projections. 

• The project would have a cumulative effect by opening up a new area for development or 
changing the overall character of the area (e.g., rural to urban, single-family to multifamily). As 
with views, cumulative neighborhood character effects are usually considered significant for 
a community plan analysis, but not necessarily for individual projects. Project level mitigation 
should be identified at the community plan level. Analysts should also evaluate the potential 
for a project to initiate a cumulative effect by building structures that substantially differ from 
the character of the vicinity through height, bulk, scale, type of use, etc., when it is reasonably 
foreseeable that other such changes in neighborhood character will follow. 
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Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.9, it was determined that the Church would be 
potentially incompatible with surrounding development. The Church would not exceed the allowed 
height or bulk regulations with the inclusion of setbacks. The vertical form, bulk, and tall scale of 
the proposed Church, dome and cross, and associated building was determined to alter the 
views of the project site. However, implementation of the proposed landscape plan and more 
specifically, the introduction of canopy trees along the eastern pro ject “terrace” was determined 
to partially screen proposed structures from view, and help break up the mass, bulk, and scale 
of the project (to an extent). Additionally, the Church buildings feature either an exterior stone 
finish or a smooth trowel exterior cement plaster finish that would display earth-tone colors 
that tend to recede into the background landscape with distance. Therefore, the landscaping 
and a pallet of natural building materials and colors would not contrast with the overall 
character of the area. The Church would be built on the existing mesa top and did not require 
more than 2,000 cubic yards of excavation or fill. Therefore, while Church landscaping and 
building materials would generally be compatible with existing development in the surrounding 
area, the 2014 Church EIR concluded that the 93-foot-tall dome would be taller than 
surrounding development and would result in strong visual contrast. Therefore, due to the 
height of the Church dome, impacts were determined to be significant and unavoidable. 

The Church architectural style and building materials were determined to not contrast with the 
prevalent architectural theme in the area because there was no single or common architectural 
theme presented by development in the project area. As a church, the site would be compatible 
in land use with adjacent Evangelical Formosan Church and residential properties. Additionally, 
the site is zoned AR-1-1, which allows the development of churches with a CUP, and therefore, 
would be a permissible land use on the property. Thus, impacts related to the alteration of existing 
or planned character of the area were determined to be less than significant. Refer to 2014 Church 
EIR Chapter 5.9 for additional details. 

Changes in Circumstances/New Information 

Allowed Height or Bulk 

The Assisted Living Facility would be consistent with the regulations of the SDMC. As discussed 
above, the Assisted Living Facility would be 40 feet tall and would include setbacks in accordance 
with AR-1-1 zone development regulations. Additionally, and as described previously, the project 
would incorporate a variety of architectural elements to help diminish building bulk as required by 
Section 141.0413, Separately Regulated Use Regulations for Hospitals, Intermediate Care Facilities, 
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and Nursing Facilities, of the SDMC. Finally, the project would be consistent with the AR-1-1 
regulations established in Section 131.0331, Development Regulations Table for Agricultural Zones. 
As stated in Table 131-03C, Development Regulations for Agricultural Zones, the maximum lot 
coverage for development in the AR-1- 1 zone is 10%, and the project would have a lot coverage of 
10%. Therefore, the Assisted Living Facility complies with all regulations and is generally consistent 
with existing patterns of development in the surrounding area.  

Architectural Style and Consistency with Surrounding Development 

As detailed in this FSEIR Section 3.0, the project would have a Mediterranean architectural style. 
The proposed Assisted Living Facility would include light colored, stucco-clad exteriors and red 
terracotta roof tiles. The scale of the proposed Assisted Living Facility would be less than or similar 
to that of the adjacent Church, the Evangelical Formosan Church, and the Stallions Crossing and 
Torrey Del Mar residential developments. The Assisted Living Facility, while larger in square 
footage and building bulk compared to the adjacent churches and single-family residences, would 
be substantially lower in height than the Church. While styles would differ, select architectural 
design elements of the Assisted Living Facility would generally be visually compatible with that of 
the two-story single-family residential developments in the surrounding area that feature clay red-
tile roofs and stucco clad exteriors painted in hues of pink, white, and brown (Figure 5.9-2).  

As described in Section 5.11, Land Use, Subarea II of the NCFUA consists primarily of undeveloped 
open space. However, existing development (i.e., church, residential, and equestrian uses) are 
focused in the eastern extent of the subarea, east of El Camino Real, and in the immediate vicinity of 
the project site. Further, residential development in the adjacent communities of Pacific Highlands 
Ranch and Carmel Valley, commercial development along Via de la Valle, and recreational and 
residential development in the Fairbanks Ranch Country Club area contribute urban and suburban 
characteristics to the surrounding landscape setting. Considering the varied architecture and styles 
of the existing development on the adjacent sites and in the surrounding area, no common 
architectural theme occurs that the project would present strong contrast with. Therefore, the 
project’s architectural style and building materials would not result in strong contrast with adjacent 
development where the adjacent development follows a single or common architectural theme. 
Despite the lack of a common architecture style, the buildings of the Assisted Living Facility have 
been designed with a Mediterranean architectural style.  

There is a certified Land Use Plan (LUP) for the area, the North City Local Coastal Program Land Use 
Plan, which the Coastal Commission uses for guidance. However, this document does not contain 
any policies with respect to this area, because the Framework Plan and subsequent subarea plans 
were intended to govern development in the NCFUA.  
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Significance of Impact 

Allowed Height or Bulk 

The Assisted Living Facility would be consistent with the applicable AR-1-1 development regulations of 
SDMC. As discussed above, the Assisted Living Facility would include an increased setback to ensure 
compliance with City of San Diego regulations for the increase in height. The “m” shaped Assisted 
Living Facility building would have four courtyard areas, a varied roofline, and balcony inserts and pop-
outs which would tend to break up the perceived bulk of the building. Further, the project includes a 
robust landscape plan that, when mature, would partially screen the building from public view and 
reduce the apparent scale of the 3-story building. Lastly and as stated previously, the maximum lot 
coverage for development in the AR-1- 1 zone is 10%, and as proposed, the project’s lot coverage 
would be 10%. Therefore, the Assisted Living Facility comply with allowed height and bulk regulations 
for development in the AR-1-1 zone and would generally be consistent with existing patterns of 
development in the immediate surrounding area that are located on the mesa overlooking Gonzales 
Canyon. Therefore, impacts would be less than significant.  

Architectural Style and Consistency with Surrounding Development 

As stated above, there is no single prevalent or common architectural theme in the project area, 
and therefore, the architectural style and building materials of the Assisted Living Facility would 
not result in strong contrast with an existing architectural theme in the area. While surrounding 
development in the area lacks a consistent architectural theme, the Mediterranean style of the 
Assisted Living Facility would include design features that would be compatible with design features 
(primarily, multistory construction, light colored, stucco clad exteriors, red tiled roofs, and 
landscaped yards), displayed by development in the surrounding area. In addition, the project would 
also include interior and perimeter landscaping to instill a distinct sense of place for residents, 
soften the introduction of the three-story facility to the existing landscape, and gradually transition 
development and site landscaping to the natural environment of adjacent Gonzales Canyon. 
Therefore, the project would not result in strong contrast with the established character of the 
area and impacts (specifically, those associated with architectural style and consistency/visual 
compatibility with surrounding development) would be less than significant.  

Mitigation, Monitoring, and Reporting 

No mitigation would be required. 
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5.9.3.4 Issue 5: Landmark Tree 

Issue 5: Would the project result in the loss of any distinctive or landmark tree(s), or stand of 
mature trees as identified in the community plan?  

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), impacts 
would be potentially significant if a project would remove or result in the loss of a distinctive or 
landmark tree. 

Impact 

Previous EIR 

The 2014 Church EIR did not identify any significant impacts related to the loss of any distinctive or 
landmark trees. Impacts were determined to be less than significant for the Church.  

Changes in Circumstances/New Information 

As the project site does not contain any distinctive landmark trees or stand of mature trees, 
development of the Assisted Living Facility would not remove or result in the loss of distinctive or 
landmark trees. The proposed Assisted Living Facility would occur on the disturbed southern portion 
of the project site. See Figure 1-2, which clarifies the project boundary and specifically, the location 
of the Assisted Living Facility in relation to the Church parcel.  

Significance of Impact 

There are no distinctive landmark trees or stands of mature trees on the Assisted Living Facility site 
and therefore, proposed facility development would not remove or result in the loss of a distinctive 
or landmark tree. Thus, impacts of the Assisted Living Facility would be less than significant.  

Based on the above, no new significant landmark tree impact or substantial increases in previously 
identified landmark tree impact analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications. 

Mitigation, Monitoring, and Reporting 

No mitigation measures would be required. 
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5.9.3.5 Issue 6: Changes in Existing Landform 

Issue 6: Would the project result in a substantial change in the existing landform?  

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), visual 
quality and neighborhood character impacts may be significant if the project would:  

• Alter more than 2,000 cubic yards of earth per graded acre by either excavation or fill, and one 
or more of the following conditions also is met by the project: 

 The project would disturb steep hillsides in excess of the encroachment allowances of the 
Environmentally Sensitive Lands regulations (LDC Chapter 14, Article 3, Division 1). 

 The project would create manufactured slopes higher than 10 feet or steeper than 2:1 (50%). 

 The project would result in a change in elevation of steep hillsides as defined by City Municipal 
Code Section 113.0103 from existing grade to proposed grade of more than 5 feet by either 
excavation or fill, unless the area over which excavation or fill would exceed 5 feet is only at 
isolated points on the site. 

 The project design includes mass terracing of natural slopes with cut or fill slopes in order to 
construct flat-pad structures. 

• Where these conditions apply, impacts may not be significant if: 

 The grading plans clearly demonstrate, with both spot elevations and contours, that the 
proposed landforms would very closely imitate the existing on-site landform and/or the 
undisturbed, pre-existing surrounding neighborhood landforms (this may be achieved 
through naturalized variable slopes). 

 The grading plans clearly demonstrate, with both spot elevations and contours, that the 
proposed slopes follow the natural existing landform and at no point vary substantially from 
the natural landform elevations. 

 The proposed excavation or fill is necessary to permit installation of alternative design 
features, such as step-down or detached buildings, non-typical roadway or parking lot designs, 
and alternative retaining wall designs that reduce the project’s overall grading requirements. 

1. 

2. 

3. 

4. 

1. 

2. 

3. 
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Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.9, the Church would result in less than 2,000 cubic 
yards of excavation or fill, and development of the Church would occur on the mesa portion of the 
project site. The 2014 Church EIR did not identify any significant impacts related to the alteration of 
an existing landform were determined to be less than significant for the Church.  

Changes in Circumstances/New Information Development of the Assisted Living Facility would require 
grading of approximately 2.84 acres. Further, development of the Assisted Living Facility would require 
approximately 26,435 cubic yards of cut/excavation and 125 cubic yards of fill. This would exceed the City’s 
potential significance threshold of 2,000 cubic yards of earth per acre. However, construction of the 
Assisted Living Facility would not disturb steep hillsides, create manufactured slopes higher than 10 
feet or steeper than 2:1, result in a change in elevation of steep hillsides, or includes mass terracing of 
natural slopes.  

Significance of Impact 

While the Assisted Living Facility would exceed the City’s significance screening threshold by involving the 
excavation of 2,000 cubic yards of earth per graded acre, facility construction would not meet any of the 
additional conditions that would suggest a possible significant impact associated with changes to the 
existing landform. Therefore, impacts would be less than significant. 

Based on the above, no new significant landform alteration impacts or substantial increases in 
previously identified landform alterations impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

Mitigation, Monitoring, and Reporting 

No mitigation measures would be required. 
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5.9.3.6 Issue 7: Light and Glare  

Issue 7: Would the project result in substantial light or glare which would adversely affect daytime 
or nighttime views in the area? 

Threshold 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2022), light, 
glare, and shading impacts may be significant if the project would: 

• Be moderate to large in scale, more than 50% of any single elevation of a building’s exterior is built 
with a material with a light reflectivity greater than 30% (see LDC Section 142.07330(a)), and the 
project is adjacent to a major public roadway or public area.  

• Shed substantial light onto adjacent light-sensitive property or land use, or would emit a 
substantial amount of ambient light into the nighttime sky. Uses considered sensitive to 
nighttime light include, but are not limited to, residential, some commercial and industrial 
uses, and natural areas lighting.  

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.9, lighting and glare impacts resulting from the 
Church were determined to be less than significant. Outdoor lighting was determined to be 
consistent with lighting installed on the adjacent Evangelical Formosan Church site and would 
comply with the City’s Outdoor Lighting Regulations. Glass materials that were selected for the 
Church would comply with the City’s Outdoor Lighting Regulations and have less than 30% 
reflectance. As such, impacts to the community related to lighting and glare generated by the 
Church were determined to be less than significant.  

The Church was determined to result in temporary shading of portions of the adjacent Evangelical 
Formosan Church property, the east-facing slopes of Gonzales Canyon throughout the year, El Camino 
Real, and the mowed and possibly tilled area on the northern portion of the Church site. It was 
determined that shading caused by the implementation of the Church would not substantially interfere 
with the functionality and use of outdoor space at these areas. Therefore, impacts associated with 
shading were determined to be less than significant. Refer to the 2014 Church EIR Chapter 5.9 for 
additional details. 
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Changes in Circumstances/New Information Lighting 

Existing development in the vicinity of the proposed Assisted Living Facility vicinity includes two 
existing churches, single-family residences, undeveloped open space, and El Camino Real. Street 
lighting along the roadway, exterior lighting installed at the adjacent churches, and interior and 
exterior residential lighting are the primary sources of fixed nighttime lighting in the immediate 
area. More distant lighting sources including overhead lighting on I-5 and lighting installed along 
Via de la Valle and commercial uses are also visible from the site.  

At the Assisted Living Facility, exterior lighting would be installed along pathways and around 
landscape areas for general illumination and safety. Exit way illumination would be provided at the 
entry/exit points of the site and general lighting would be installed in the parking lot area for safety 
and security purposes. Proposed structures would also feature exterior lighting at entry points for 
illumination and security purposes. To limit light trespass onto adjacent properties and urban sky 
glow, all lighting would be directed downward, shielded, of the minimum intensity to ensure 
adequate illumination and safety, and would comply with the City’s Outdoor Lighting Regulations. 
Lastly, development on the Assisted Living Facility parcel would be setback from the adjacent MHPA 
Line and Stallion’s Crossing residential development and these uses would be buffered from 
developed facility features (e.g., pathways, gardens, courtyards) by facility landscaping.  

Given the proximity and influence of existing nighttime lighting sources to the project site, 
installation of downward directed and shielded lighting fixtures, and buffering of adjacent 
established uses with proposed landscaping, the contribution of lighting emitted from the Assisted 
Living Facility would remain below a level of significance. Furthermore, as stated previously, the 
project would comply with the City’s Outdoor Lighting Regulations. 

Glare 

As illustrated on Figure 3-2, the façades of the Assisted Living Facility would incorporate glass 
windows. Further, and as described in Chapter 3.0, Project Description, all windows on the north 
and east sides of the structure are required to provide exterior glazing in windows (and sliding glass 
doors) to be dual pane with both panes tempered glass. In addition, the building architectural style 
would be Mediterranean, with light-colored, adobe-like walls, and dark wood details. Incorporation 
of windows in the façades of the proposed structure is a typical development and design approach 
and building exteriors are unlikely to feature a 50% or greater total surface area that would be 
dedicated to windows. Should final design plans indicate otherwise, project design would be 
required to demonstrate compliance with all applicable City regulations including SDMC Section 
142.0730 (Glare Regulations) and installed windows would not have a light-reflectivity factor greater 
than 30 percent. As a result, the reflection of natural or artificial light off the façades of the proposed 
Assisted Living Facility structures would not represent a potential safety hazard to motorists on 
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surrounding major roadways (e.g., I-5) or public areas such as San Dieguito Lagoon trails. In addition, 
and as stated previously, Assisted Living Facility lighting would be directed downward and shielded 
to limit the potential for light trespass and skyglow. Lastly, and as stated in Section 5.4, Biological 
Resources, the Assisted Living Facility would comply with the City’s standard MHPA Land Use 
Adjacency Guidelines (Compliance Measure [CM] BIO-1) which, among other items, includes 
measures to limit potential indirect lighting impacts on the MHPA. Therefore, the project would not 
create a new source of substantial light or glare that would adversely affect daytime or nighttime 
views in the area, and impacts would remain below a level of significance.  

Significance of Impact 

Lighting and glare impacts resulting from the Assisted Living Facility project would be below a level of 
significance. Outdoor lighting installed at the Assisted Living Facility would be relatively consistent with 
lighting installed on the adjacent church sites and residential neighborhoods and would comply with the 
City’s Outdoor Lighting Regulations. The light reflectivity of the glass materials selected for the Assisted 
Living Facility would exceed the 30% criteria established by the City, but as glass would not cover more 
than 50% of any assisted living facility elevation, lighting and glare impacts from facility glass would not 
result in a significant impact. As such, impacts to the community related to lighting and glare generated 
by the Assisted Living Facility would remain less than significant.  

Based on the above, no new significant lighting and glare impacts or substantial increases in 
previously identified lighting and glare impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

Mitigation, Monitoring, and Reporting 

No mitigation measures would be required. 
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5.10 NOISE 

Chapter 7.6, Noise, of the 2014 St. John Garabed Armenian Church Project Final Environmental 
Impact Report (2014 Church EIR) discloses information regarding the approved St. John Garabed 
Armenian Church (Church) and associated noise analysis. A summary of that analysis is included in 
Section 5.10.3, below, for the convenience of the reader. However, refer to the 2014 Church EIR, 
Chapter 7.6, for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
noise analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. This analysis is 
based on the following noise technical report that is included as Appendix J of this FSEIR: 

• El Camino Real Senior Living Noise Technical Report, prepared by Dudek in August 2022.  

5.10.1 EXISTING CONDITIONS  

Physical Conditions 

The Assisted Living Facility parcel is currently vacant. The majority of the Assisted Living Facility 
parcel, aside from the areas designated under the Multi-Habitat Planning Area (MHPA), is 
occasionally mowed for vegetation control, but otherwise no noise is currently generated at the 
Assisted Living Facility parcel.  

Ambient Noise Conditions 

Surrounding uses generate ambient noise. To determine the ambient noise levels, noise 
measurements were taken in 2021 by a noise expert, as detailed in Appendix J. Figure 5.10-1, Noise 
Measurement and Modeled Receiver Locations, illustrates the two noise level measurement 
locations. As shown in Table 5.10-1, the measured sound pressure level (SPL) ranged from 59.3 A-
weighted decibel (dBA) equivalent noise level (Leq) a 1 to 51.9 dBA Leq. The majority of the ambient 
noise is generated by vehicular traffic along the El Camino Real located to the west of the site. Noise 
is also generated by leaves rustling and birdsongs.  

Table 5.10-1 
Measured Baseline Outdoor Ambient Noise Levels 

Site Location/Address Date/Time Leq Lmax 
ST1 Western boundary of Assisted Living 

Facility parcel, on church parking lot 
2021-02-02, 10:59 
AM to 11:10 AM 

59.3 67.3 

ST2 Southeastern boundary of Assisted 
Living Facility parcel, near MHPA line. 

2021-02-02, 11:14 
AM to 11:24 AM 

51.9 61.4 

Source: Appendix J. 
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Notes: Leq = equivalent continuous sound level (time-averaged sound level); Lmax = maximum sound 
level during the measurement interval; ST = short-term noise measurement locations. 

Noise Sensitive Land Uses 

Noise sensitive land uses (NSLUs) generally include uses where exposure to noise would result in 
adverse effects, as well as uses where a quiet environment is an essential element of the intended 
purpose of the use. Residential uses are considered an NSLU of primary concern because of the 
potential for increased and prolonged exposure of individuals to both interior and exterior noise 
levels. Existing land uses surrounding the Assisted Living Facility parcel consist of residential uses to 
the south, open space to the east, and churches to the north and west, one of which is the on-
site Church.  

Vibration 

Vibration from roadways is considered to be the primary source of groundborne vibration within the 
project area. Heavy truck traffic can generate groundborne vibration, which varies considerably 
depending on vehicle type, weight, and pavement conditions. However, groundborne vibration 
levels generated from vehicular traffic are not typically perceptible outside of the roadway right-of-
way. There are no other significant sources of groundborne vibration within the project area. 
Vibration levels generated by vehicle traffic on well-maintained roadways are rarely perceivable 
outside of the roadway right-of-way (Caltrans 2020). 

5.10.2 REGULATORY FRAMEWORK 

Federal  

Federal Noise Control Act of 1972 

The U.S. Environmental Protection Agency (EPA) Office of Noise Abatement and Control was 
originally established to coordinate federal noise control activities. After its inception, the EPA’s 
Office of Noise Abatement and Control issued the Federal Noise Control Act of 1972, establishing 
programs and guidelines to identify and address the effects of noise on public health, welfare, and 
the environment. In 1981, EPA administrators determined that subjective issues, such as noise, 
would be better addressed at more local levels of government. Consequently, responsibilities for 
regulating noise control policies were transferred to state and local governments in 1982. However, 
noise control guidelines and regulations contained in the EPA rulings in prior years are still adhered 
to by designated federal agencies where relevant. There are no federal noise regulations that are 
directly applicable to the construction or operation of the project.  
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EPA’s “Levels” Document  

In 1974, the EPA issued a document titled “Information on Levels of Environmental Noise Requisite 
to Protect Public Health and Welfare with an Adequate Margin of Safety” (EPA, 1974). This document, 
often referred to as the “Levels” document, provides foundational research and recommendations 
on acceptable noise levels to prevent interference with activities, annoyance, hearing loss and 
damage, and adverse health effects. The document recommends that the day-night average sound 
level be no greater than 45 dBA for indoors and 55 dBA for outdoors. These recommendations have 
informed noise regulations and standards at various levels of government, including those of the 
City of San Diego. 

State 

California Code of Regulations, Title 24 

Title 24 of the California Code of Regulations sets standards that new development in California 
must meet. According to Title 24, interior noise levels are not to exceed 45 dBA Community Noise 
Equivalent Level (CNEL) in any habitable room.  

California Department of Health Services Guidelines 

The California Department of Health Services has developed guidelines of community noise 
acceptability for use by local agencies (OPR 2003). Selected relevant levels are listed here: 

• Below 60 dBA CNEL: normally acceptable for low-density residential use 

• 50 to 70 dBA: conditionally acceptable for low-density residential use 

• Below 65 dBA CNEL: normally acceptable for high-density residential use and transient lodging 

• 60 to 70 dBA CNEL: conditionally acceptable for high-density residential, transient lodging, 
churches, educational, and medical facilities 

California Department of Transportation - Vibration 

There are no state standards for vibration. However, the California Department of Transportation 
(Caltrans) provides a review and synthesis of published research results in the Transportation and 
Construction Vibration Guidance Manual. Based on the synthesis of research, Caltrans provides 
guidance thresholds for the protection of a number of structures and conditions. Caltrans 
recommends a threshold of 0.5 inches per second (in/sec) peak particle velocity (PPV) for “new 
residential structures,” 0.3 in/sec PPV for “older residential structures” and 0.25 in/sec PPV for 
historic buildings and some old structures (Caltrans 2013). 
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The Caltrans Transportation Construction Vibration Guidance Manual does not contain specific 
definitions for the categories used within their guidance threshold criteria. However, based on the 
terminology and definitions contained within the research papers that they summarize, the term 
“new residential structures” likely refers to modern construction techniques (e.g., timber frame, 
reinforce choice, gypsum wallboard, wood or stucco siding), while “older residential structures” is 
interpreted to refer to structures built with obsolete methods and materials (e.g., plaster and lath, 
asbestos). Historic and some old buildings is interpreted to refer to historically significant buildings 
or older buildings in significant disrepair. The applicable threshold from the Caltrans Transportation 
and Construction Vibration Guidance Manual is outlined in Section 5.10.3.2.  

Local  

City of San Diego General Plan 

The City’s General Plan Noise Element identifies compatible exterior noise levels for various land use 
types (City of San Diego 2015). The maximum allowable noise exposure varies depending on the 
land use. The maximum acceptable exterior noise level for institutional uses and other noise-
sensitive uses is 65 dBA CNEL as depicted in Table 5.10-2 below. 

Table 5.10-2 
Land Use – Noise Compatibility Guidelines  

Land Use Category 
Exterior Noise Exposure (dBA CNEL) 
55-60 60-65 65-70 70-75 75-80 

Parks and Recreational 
Parks, Active and Passive Recreation      

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

     

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

     

Residential 
Single Units; Mobile Homes   45    
Multiple Dwelling Units *For uses affected by aircraft noise, 
refer to Policies NE-D.2. and NE-D.3. 

 45 45*   

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

 45    

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

 45 45   
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Table 5.10-2 
Land Use – Noise Compatibility Guidelines  

Land Use Category 
Exterior Noise Exposure (dBA CNEL) 
55-60 60-65 65-70 70-75 75-80 

Cemeteries      
Retail Sales 

Building Supplies/Equipment; Food, Beverages & 
Groceries; Pets & Pet Supplies; Sundries, Pharmaceutical 
& Convenience Sales; Wearing Apparel & Accessories 

  50 50  

Commercial Services 
Building Services; Business Support; Eating & Drinking; 
Financial Institutions; Maintenance & Repair; Personal 
Services; Assembly & Entertainment (includes public and 
religious assembly); Radio and Television Studios; Golf 
Course Support 

  50 50  

Visitor Accommodations  45 45 45  
Offices 

Business & Professional; Government; Medical, Dental & 
Health Practitioner; Regional & Corporate Headquarters 

  50 50  

Vehicle and Vehicular Equipment Sales and Services Use 
Commercial or Personal Vehicle Repair & Maintenance; 
Commercial or Personal Vehicle Sales & Rentals; Vehicle 
Equipment & Supplies Sales & Rentals; Vehicle Parking 

     

Wholesale, Distribution, Storage Use Category 
Equipment & Materials Storage Yards; Moving & Storage 
Facilities; Warehouse; Wholesale Distribution  

     

Industrial 
Heavy Manufacturing; Light Manufacturing; Marine 
Industry; Trucking & Transportation Terminals; Mining & 
Extractive Industries 

    
 

Research and Development    50  
 Compatible Indoor 

Uses 

Standard construction methods should attenuate 
exterior noise to an acceptable indoor noise level. Refer 
to Section I. 

Outdoor 
Uses 

Activities associated with the land use may be carried 
out. 

45, 

50 

Conditionally 
Compatible 

Indoor 
Uses 

Building structure must attenuate exterior noise to the 
indoor noise level indicated by the number (45 or 50) for 
occupied areas. Refer to Section I. 

Outdoor 
Uses 

Feasible noise mitigation techniques should be analyzed 
and incorporated to make the outdoor activities 
acceptable. Refer to Section I. 
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Table 5.10-2 
Land Use – Noise Compatibility Guidelines  

Land Use Category 
Exterior Noise Exposure (dBA CNEL) 
55-60 60-65 65-70 70-75 75-80 

 Incompatible Indoor 
Uses 

New construction should not be undertaken. 

Outdoor 
Uses 

Severe noise interference makes outdoor activities 
unacceptable. 

Source: City of San Diego 2015. 

MSCP Land Use Adjacency Guidelines 

The project site contains and is adjacent to the City of San Diego Multiple Species Conservation Plan 
Subarea Plan (MSCP; City of San Diego 1997) MHPA. These MHPA areas intended for limited 
development to provide conservation of adequate habitat for the on-going survival of covered 
species. In order to protect the MHPA preserve, the MSCP include the Land Use Adjacency 
Guidelines that applies to properties located adjacent to the MHPA. As the site is located adjacent to 
the MHPA, these Land Use Adjacency Guidelines apply to the project site. These guidelines are in 
Section 1.4.3 of the City's MSCP Subarea Plan (March 1997) and include the following issues areas: 
1) drainage, 2) toxics, 3) lighting, 4) noise, 5) barriers, 6) invasive species, 7) brush management and 
8) grading/land development. Specifically for noise, the Land Use Adjacency Guidelines state:  

4. Uses in or adjacent to the MHPA should be designed to minimize noise impacts. 
Berms or walls should be constructed adjacent to commercial areas, recreational areas, 
and any other use that may introduce noises that could impact or interfere with wildlife 
utilization of the MHPA. Excessively noisy uses or activities adjacent to breeding areas 
must incorporate noise reduction measures and be curtailed during the breeding 
season of sensitive species. Adequate noise reduction measures should also be 
incorporated for the remainder of the year. 

Due to the presence of coastal California gnatcatcher in the coastal sage scrub habitat located to the 
southeast of the project site within the MHPA, the project must ensure noise levels do not exceed 60 
dB (A) hourly average during the coastal California gnatcatcher breeding season within this MHPA 
area occupied by gnatcatcher. In addition, other sensitive birds may be located within the MHPA, 
including California horned lark, yellow warbler, and white-tailed kite (Appendix D, Biological 
Technical Report). Similarly, noise levels should not exceed 60 dB (A) during the breeding season of 
these species. Refer to Section 5.1, Land Use, and 5.4, Biological Resources, for additional details. 

I 
I I I I I 
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City of San Diego Municipal Code 

The San Diego Municipal Code (SDMC) serves to further protect the welfare and the peace and quiet 
of the community through the establishment of both objective and subjective methods for 
determining non-compliance with the City of San Diego (City) noise regulations. The City has 
enumerated these standards and methods of enforcement in Chapter 5, Article 9.5 of the SDMC. 
Relevant standards and thresholds are presented below (City of San Diego 2010). 

a) It shall be unlawful for any person to cause noise by any means to the extent that the one-
hour average sound level exceeds the applicable limit given in Table 5.10-3, at any location in 
the City of San Diego on or beyond the boundaries of the property on which the noise is 
produced. The noise subject to these limits is that part of the total noise at the specified 
location that is due solely to the action of said person. 

Table 5.10-3 
Applicable Noise Limits 

Land Use Time of Day 
One-Hour Average  
Sound Level (dB) 

Single-family residential 7:00 a.m. to 7:00 p.m. 50 
7:00 p.m. to 10:00 p.m. 45 
10:00 p.m. to 7:00 a.m. 40 

Multifamily residential (up to a 
maximum density of 1/2,000) 

7:00 a.m. to 7:00 p.m. 55 
7:00 p.m. to 10:00 p.m.  50 
10:00 p.m. to 7:00 a.m. 45 

All other residential 7:00 a.m. to 7:00 p.m. 60 
7:00 p.m. to 10:00 p.m. 55 
10:00 p.m. to 7:00 a.m. 50 

Commercial 7:00 a.m. to 7:00 p.m. 65 
7:00 p.m. to 10:00 p.m. 60 
10:00 p.m. to 7:00 a.m. 60 

Industrial or agricultural Any time 75 
Source: SDMC 2019. 
Note: dB = decibels. 

b) The sound level limit at a location on a boundary between two zoning districts is the 
arithmetic mean of the respective limits for the two districts. Permissible construction noise 
level limits shall be governed by Sections 59.5.0404 of this article. 

c) Fixed–location public utility distribution or transmission facilities located on or adjacent to a 
property line shall be subject to the noise level limits of Part A. of this section, measured at 
or beyond six feet from the boundary of the easement upon which the equipment is located. 
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Section 59.5.0404 Construction Noise  

a) It shall be unlawful for any person, between the hours of 7:00 p.m. of any day and 7:00 a.m. 
of the following day, or on legal holidays as specified in Section 21.04 of the SDMC, with 
exception of Columbus Day and Washington’s Birthday, or on Sundays, to erect, construct, 
demolish, excavate for, alter or repair any building or structure in such a manner as to 
create disturbing, excessive or offensive noise unless a permit has been applied for and 
granted beforehand by the Noise Abatement and Control Administrator. In granting such 
permit, the Administrator shall consider whether the construction noise in the vicinity of the 
proposed work site would be less objectionable at night than during the daytime because of 
different population densities or different neighboring activities; whether obstruction and 
interference with traffic particularly on streets of major importance, would be less 
objectionable at night than during the daytime; whether the type of work to be performed 
emits noises at such a low level as to not cause significant disturbances in the vicinity of the 
work site; the character and nature of the neighborhood of the proposed work site; whether 
great economic hardship would occur if the work were spread over a longer time; whether 
proposed night work is in the general public interest; and he shall prescribe such conditions, 
working times, types of construction equipment to be used, and permissible noise levels as 
he deems to be required in the public interest. 

b) Except as provided in subsection C. hereof, it shall be unlawful for any person, including the 
City of San Diego, to conduct any construction activity so as to cause, at or beyond the 
property lines of any property zoned residential, an average sound level greater than 75 
decibels during the 12-hour period from 7:00 a.m. to 7:00 p.m. 

c) The provisions of subsection B. of this section shall not apply to construction equipment 
used in connection with emergency work, provided the Administrator is notified within 48 
hours after commencement of work. 

5.10.3 IMPACT ANALYSIS 

5.10.3.1 Issue 1: Ambient Noise Increase 

Issue 1: Would the project result in or create a significant increase in the existing ambient 
noise levels? 

Threshold  

The City’s California Environmental Quality Act (CEQA) Significance Determination Thresholds 
references the SDMC to establish definitions for acoustical terminology and provide additional 
significance thresholds for impact determination based on the source type. Based on the City’s CEQA 
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Significance Determination Thresholds (City of San Diego 2022), noise impacts may be significant if 
the project would: 

• Construction Noise: Exposure of people to construction noise levels that exceed the City’s adopted 
Noise Ordinance, San Diego Municipal Code, Section 5.9.5.0404 (i.e., 75 dBA Leq12-hour]) 

• Stationary Noise Sources: Exposure of people to noise levels that exceed the City’s adopted 
Noise Ordinance, San Diego Municipal Code, Section 5.9.5.0401  

• Traffic Generated Noise: Exposure of people to transportation noise levels that exceed the 
sound level limits as presented in Table K-2 of the City’s Significance Determination 
Thresholds and as identified below in Table 5.10-4. A significant permanent increase is 
defined as a direct project-related permanent ambient increase of 3 dBA or greater, where 
exterior noise levels would already exceed the City’s significance thresholds. 

Table 5.10-4 
City of San Diego Traffic Noise Significance Thresholds (dBA CNEL) (Table K-2 

of the City’s Guidelines) 

Structure of Proposed 
Use That Would Be 

Impacted by Traffic Noise Interior Space 

Exterior 
Useable 
Space1 

General Indication of Potential 
Significance 

Single-family detached 45 dB 65 dB Structure or outdoor useable 
area is <50 feet from the center of 
the closest (outside) lane on a 
street with existing or future ADTs 
>7,500 

Multifamily, school, library, 
hospital, daycare center, 
hotel, motel, park, 
convalescent home 

45 dB2 65 dB 

Office, church, business, 
professional uses 

n/a 70 dB Structure or outdoor useable 
area is <50 feet from the center of 
the closest lane on a street with 
existing or future ADTs >20,000 

Commercial, retail, 
industrial, outdoor sports 
uses 

n/a 75 dB Structure or outdoor useable 
area is <50 feet from the center of 
the closest lane on a street with 
existing or future ADTs >40,000 

Source: City of San Diego 2022. 
Notes: dBA = A-weighted decibel; CNEL = community noise equivalent level; ADT = average daily traffic; 
n/a = not applicable. 
1 If a project is currently at or exceeds the significance thresholds for traffic noise described 

above, and noise levels would result in less than a 3-dB increase, then the impact is not 
considered significant.  

2 The City Development Services Department ensures 45 dB pursuant to Title 24. 
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Impact 

Previous EIR 

As detailed in the 2014 Church EIR Chapter 7.6, the project would generate noise from the 
construction of the Church, associated buildings, and parking lot. It was determined that 
construction of the Church would result in temporary increases in ambient noise levels in the 
project area on an intermittent basis. Hourly average noise levels associated with construction 
activities were identified to result in a maximum of approximately 75 dB to 80 dB at a distance of 
50 feet. Noise levels at the nearest noise sensitive receptor to the Church parcel are the single-family 
residences located approximately 260 feet directly south of the site along Rosecroft Country Way. 
Project construction noise was determined to be approximately 66 dB, which is below the City’s 
noise ordinance limit of 75 dB during the 12-hour period from 7 a.m. to 7 p.m. Monday through 
Saturday. Impacts related to construction noise were determined to be less than significant.  

Once construction is complete, the Church would generate low level noises associated with the 
Church and associated buildings on the site. Traffic to and on the site would also generate noise 
however the Church traffic would not result in significant off-site noise impacts. Refer to the 2014 
Church EIR Chapter 7.6 for additional details. 

Changes in Circumstances/New Information 

Construction  

Construction noise associated with the Assisted Living Facility is assessed with respect to the nearest 
pre-existing residential receptors, at which the 75 dBA 12-hour Leq threshold per SDMC 59.5.0404(c) 
would apply. 

Construction noise and vibration are temporary phenomena. Construction noise and vibration levels 
vary from hour to hour and day to day, depending on the equipment in use, the operations 
performed, and the distance between the source and receptor. Equipment that would be in use 
during construction would include, in part, graders, backhoes, rubber-tired dozers, loaders, cranes, 
forklifts, pavers, rollers, and air compressors. The typical maximum noise levels at a distance of 
50 feet from various pieces of construction equipment and activities anticipated for use on the 
Assisted Living Facility parcel are presented in Table 5.10-5. Note that the equipment noise levels 
presented in Table 5.10-5 are maximum noise levels. Usually, construction equipment operates in 
alternating cycles of full power and low power, producing average noise levels over time that are 
less than the maximum noise level. The average sound level of construction activity also depends on 
the amount of time that the equipment operates and the intensity of construction activities during 
that time. 
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Table 5.10-5 
Typical Construction Equipment Maximum Noise Levels 

Equipment Type Typical Equipment (Lmax, dBA at 50 Feet) 
Backhoe 78 
Compressor (air) 78 
Concrete Mixer Truck 79 
Crane 81 
Dozer 82 
Excavator 81 
Generator 72 
Grader 85 
Man Lift 75 
Paver 77 
Roller 80 
Welder / Torch 73 

Source: DOT 2006. 
Note: Lmax = maximum sound level; dBA = A-weighted decibels. 

Aggregate noise emission from Assisted Living Facility construction activities, broken down by 
sequential phase, was predicted at two distances to the nearest existing noise-sensitive receptor: 1) 
from the nearest position of the Assisted Living Facility construction site boundary (or where activity 
is likely to concentrate, such as a building façade), and 2) from the geographic center of the Assisted 
Living Facility construction site or area of expected activity, which serves as the time-averaged 
location or geographic acoustical centroid of active construction equipment for the phase under 
study. The intent of the former distance is to help evaluate anticipated construction noise from a 
limited quantity of equipment or vehicle activity expected to be at the boundary for some period of 
time, which would be most appropriate for phases such as site preparation, grading, and paving. 
The latter distance is used in a manner similar to the general assessment technique as described in 
the Federal Transit Administration guidance for construction noise prediction, when the location of 
individual equipment for a given construction phase is uncertain over some extent of (or the entirety 
of) the Assisted Living Facility construction site area. Because of this uncertainty, all the equipment 
for a construction phase is assumed to operate—on average—from the acoustical centroid. 
Table 5.10-6 summarizes these two distances to the apparent closest noise-sensitive receptor for 
each of the five sequential construction phases. At the Assisted Living Facility parcel boundary, this 
analysis assumes that up to only one piece of equipment of each listed type per phase will be 
involved in the construction activity for a limited portion of the 12-hour period, consistent with 
SDMC Section 59.5.0404. In other words, at such proximity, the operating equipment cannot “stack” 
or crowd the vicinity and still operate normally. For the acoustical centroid case, which intends to be 
a geographic average position for all equipment during the indicated phase, this analysis assumes 
that the equipment may be operating up to all 12 hours per day. 
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Table 5.10-6 
Estimated Distances between Construction Activities and  

the Nearest Receiver 

Construction Phase (and Equipment 
Types Involved) 

Distance from 
Nearest Noise-

Sensitive Receptor to 
Construction Site 
Boundary (Feet) 

Distance from 
Nearest Noise-

Sensitive Receptor to 
Acoustical Centroid of 

Site (Feet) 
Site preparation (dozer, backhoe) 30 122 
Grading (excavator, grader, dozer, backhoe, 
scraper) 

30 122 

Building construction (crane, man-lift, 
generator, backhoe, welder/torch) 

50 150 

Architectural finishes (air compressor) 50 150 
Paving (paver, roller, other equipment) 30 122 

Source: Appendix J. 

A Microsoft Excel–based noise prediction model emulating and using reference data from the 
Federal Highway Administration (FHWA) Roadway Construction Noise Model (FHWA 2008) was used 
to estimate construction noise levels at the nearest occupied noise-sensitive land use. Input 
variables for the predictive modeling consist of the equipment type and number of each (e.g., two 
graders, a loader, a tractor), the duty cycle for each piece of equipment (e.g., percentage of time 
within a specific time period, such as an hour, when the equipment is expected to operate at full 
power or capacity and thus make noise at a level comparable to what is presented in Table 5.10-5), 
and the distance from the noise-sensitive receiver. The predictive model also considers how many 
hours that equipment may be on site and operating (or idling) within an established work shift (in 
this case, the allowable daytime construction hours of 7:00 a.m. to 7:00 p.m.). Conservatively, no 
topographical or structural shielding was assumed in the modeling. The Roadway Construction 
Noise Model has default duty-cycle values for the various pieces of equipment, which were derived 
from an extensive study of typical construction activity patterns. Those default duty-cycle values 
were used for this noise analysis, which is detailed in Appendix J, and produce the predicted results 
displayed in Table 5.10-7.  
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Table 5.10-7 
Predicted Construction Noise Levels per Activity Phase 

Construction Phase (and Equipment 
Types Involved) 

12-Hour Leq at Nearest 
Noise-Sensitive 

Receptor to 
Construction Site 
Boundary (dBA) 

12-Hour Leq at Nearest 
Noise-Sensitive 

Receptor to Acoustical 
Centroid of Site (dBA) 

Site preparation (dozer, backhoe) 76.1 76.9 
Grading (excavator, grader, dozer, backhoe, 
scraper) 

82.3 80 

Building construction (crane, man-lift, 
generator, backhoe, welder/torch) 

75.0 71.6 

Architectural finishes (air compressor) 70.7 64.5 
Paving (paver, roller, other equipment) 75.5 73.5 

Source: Appendix J. 
Notes: Leq = equivalent noise level; dBA = A-weighted decibels.  

As presented in Table 5.10-7, the estimated construction noise levels are predicted to be as high as 
82 dBA Leq over a 12-hour period at the nearest existing residences (as close as 30 feet away) when 
grading activities take place near the southern Assisted Living Facility parcel boundaries. Note that these 
estimated noise levels at a source-to-receiver distance of 30 feet would occur when noted pieces of 
heavy equipment would each operate for a cumulative period of up to 2 hours a day. By way of example, 
a grader might make multiple passes on site that are this close to a receiver; but, for the remaining time 
during the day, the grader is sufficiently farther away, performing work at a more distant location, or 
simply not operating. On an average construction workday, heavy equipment would be operating 
sporadically throughout the Assisted Living Facility parcel and more frequently away from the southern 
edge. At more typical distances closer to the center of the Assisted Living Facility parcel (approximately 
122 feet from the nearest existing residence), construction noise levels are estimated to range from 
approximately 65 dBA Leq to 80 dBA Leq at the nearest existing residence.  

Construction activities associated with the Assisted Living Facility would take place primarily within 
the allowable hours of construction (7:00 a.m. and 7:00 p.m. Monday through Friday) as described in 
SDMC 59.5.0404. In conclusion, the construction noise from the Assisted Living Facility during 
allowable daytime hours has the potential for noise to exceed the 75 dBA Leq 12-hour City threshold 
at the nearest residential receiver on occasion, which was not previously identified in the 2014 
Church EIR.  

City of San Diego MSCP (City of San Diego 1997) Land Use Adjacency Guidelines apply to the project 
given the location of MHPA adjacent to the proposed development area. Due to the presence of 
coastal California gnatcatcher in the coastal sage scrub (CSS) habitat located to the southeast of the 
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project site within the MHPA, the project must ensure noise levels do not exceed 60 dB (A) hourly 
average during the coastal California gnatcatcher breeding season at that MHPA habitat area to 
provide compliance. Based on the construction noise modeling completed in Appendix J, the 
construction of the Assisted Living Facility would potentially result in exceedance of the 60 dB (A) 
hourly average at the nearby MHPA gnatcatcher habitat during construction. If construction occurs 
during the breeding season, the project would be required to include noise attenuation per 
Compliance Measure (CM) BIO-1 (see Table 3-2 in Chapter 3.0, Project Description). Based on a 
preliminary analysis completed, such noise attenuation could be achieved via 8- to 12-foot-tall sound 
blankets or comparable temporary solid barriers (e.g., overlapping plywood sheeting) along site 
boundary fencing (or within, as practical and appropriate) to occlude construction noise emission 
between this CSS area and the southeastern region of the construction site (CM-NOI-2). These 
implemented barriers would aim to keep construction noise exposure levels at the boundary of the 
CSS portion within the MHPA to 60 dBA hourly Leq or less and thus compliant with the City’s Land 
Use Adjacency Guidelines (see CM-BIO-1, in Table 3-2). During the remainder of the year, no such 
project construction noise reduction with respect to the CSS area would be required. However, if 
project site grading activity occurs during the CAGN breeding season, the southern extent of these 
temporary barriers implemented for CM-NOI-2 may represent part of Mitigation Measure (MM) 
NOI-1 application and would be installed prior to and/or remain in place after the CAGN breeding 
season. In addition, indirect impacts could occur to breeding wildlife if construction occurs during 
the breeding season (i.e., February 1 through September 15). Lastly, with adherence to CM-BIO-1 
and CM-NOI-2, , the project would comply with the City Land Use Adjacent Guidelines noise 
requirements and construction noise impacts to the MHPA.  

Operational  

Roadway Traffic Noise 

The Assisted Living Facility would result in the creation of additional vehicle trips on local arterial 
roadways (i.e., El Camino Real), which could result in increased traffic noise levels at adjacent off-site 
existing noise-sensitive land uses. The Assisted Living Facility would add 234 average daily trips to 
El Camino Real.  

Potential noise effects from vehicular traffic were assessed using the FHWA Traffic Noise Model 
version 2.5 (FHWA 2004). Information used in the model included the roadway geometry, posted 
traffic speeds, and traffic volumes for the following scenarios: existing (year 2021) and existing plus 
project. Noise levels were modeled at representative noise-sensitive receivers ST1 and ST2, as 
shown in Figure 5.10-1, and modeled to be 5 feet above the local ground elevation. The traffic noise 
prediction model results for the existing and existing-plus-project scenarios at these two assessment 
positions, and the arithmetic dB differences are summarized in Table 5.10-8. 
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Table 5.10-8 
Roadway Traffic Noise Modeling Results 

Modeled Receiver Tag 
(Location Description) 

Existing (2019) Noise 
Level (dBA CNEL) 

Existing (2019) Plus 
Project Noise Level 

(dBA CNEL) 

Maximum Project-
Related Noise Level 

Increase (dB) 
ST1 62.5 62.5 < 0.1 
ST2 49.4 47.6 -1.8 
SC1 69.2 69.3 0.1 

Notes: dBA = A-weighted decibel; CNEL = Community Noise Equivalent Level; dB = decibel; ST = 
short-term measurement location; SC = Stallion’s Crossing. 
Source: Appendix J 

The City’s Noise Element establishes a policy for exterior sensitive areas to be protected from high 
noise levels. The Noise Element sets 65 dBA CNEL for outdoor areas and 45 dBA CNEL for interior 
areas as the normally acceptable levels. Because measured sound pressure level (SPL) at ST1, as 
presented in Table 5.10-1, was less than 60 dBA Leq during a daytime period sample, and on the 
expectation that nighttime traffic-dominated noise levels would be an estimated 10 dB less (FTA 
2018), the existing CNEL at ST1 would be less than 65 dBA. But at the exterior areas of existing 
homes associated with the Stallion’s Crossing community (SC1) south of the Assisted Living Facility 
parcel that are nearest to El Camino Real may be exposed to existing noise that already exceeds this 
standard due to existing traffic along El Camino Real. In addition to this fixed traffic noise threshold 
of 65 dBA CNEL, for the purposes of this noise analysis, potential Assisted Living Facility-attributed 
traffic noise impacts would also be considered significant when they cause a relative increase of 3 
dB from existing noise levels. An increase or decrease in noise level of at least 3 dB is required 
before any noticeable change in community response would be expected (Caltrans 2013). 

Table 5.10-8 shows that at the three listed representative receivers, the addition of Assisted Living 
Facility traffic to the roadway network would result in a CNEL increase of less than 3 dB, which is below 
the discernible level of change for the average healthy human ear. Also, post-construction traffic from 
the Assisted Living Facility is not expected to cause existing CNEL to cross the 65 dBA limit—it is 
already above this standard at SC1. At ST2, expected traffic noise levels would decrease by nearly 2 dB 
due to introduction of the proposed new buildings as sound path occlusion between them and the 
roadway noise source. In conclusion, sensitive receptors would not be exposed to significant 
operational noise from roadway traffic noise as previously disclosed in the 2014 Church EIR.  

Traffic Noise Exposure to Future Project Occupants 

Aside from exposure to aviation traffic noise, current CEQA noise-related guidelines at the state level 
do not require an assessment of exterior-to-interior noise intrusion, environmental noise exposure 
to occupants of newly-created project residences, or environmental noise exposure to exterior non-
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residential uses attributed to the development of the Assisted Living Facility. Nevertheless, the City’s 
CEQA guidelines and the California Building Code requires that interior background noise levels not 
exceed a CNEL of 45 dB within habitable rooms.  

In addition to the prediction results presented in Table 5.10-8, the FHWA TNM software was also 
used to predict the existing-plus-project scenario traffic noise levels at multiple on-site exterior 
areas, as listed in Table 5.10-9. The prediction results from Table 5.10-9 indicate that future traffic 
noise levels would not exceed 63 dBA CNEL.  

Table 5.10-9 
On-Site Exterior Roadway Traffic Noise Modeling Results 

Location 
Modeled Receiver 

Tag Description 

Predicted Traffic 
Noise Exposure 

at Modeled 
Receiver (dBA 

CNEL) 

Western Façade  

M1-1 1st floor 60.6 
M1-2 2nd floor/Balcony 62.9 
M1-3 3rd floor 63.1 
M2-1 1st floor 58.9 
M2-2 2nd floor/Balcony 61.8 
M2-3 3rd floor 61.8 

Southern Façade  
M3-1 1st floor 56.8 
M3-2 2nd floor/Balcony 59.7 
M3-3 3rd floor 59.9 

Memory Care Garden OS-1 n/a 58.6 

Center Courtyard OS-2 n/a 49.9 

Pool Area OS-3 n/a 48.3 

Notes: dBA = A-weighted decibel; CNEL = Community Noise Equivalent Level; M = modeled location; 
OS = open space.  
Source: Appendix J 

Table 5.10-10 summarizes the calculated net Sound Transmission Class (STC) ratings for a set of 
studied occupied room facades that are anticipated to be exposed to predicted exterior noise levels 
greater than 60 dBA CNEL. As would be expected, an open window or open door to an adjoining 
patio or balcony greatly compromises the sound insulation performance of the façade wall 
assembly, as presented for the sample units appearing in Table 5.10-10. However, when such 
windows and doors are closed, all façades are anticipated to exhibit a predicted STC rating of at least 
36, and thus would provide sufficient exterior-to-interior sound insulation from outdoor traffic noise 
to yield interior background sound levels that are less than 45 dBA CNEL and thus compliant with 
the City and state standards. As shown in Table 5.10-9, none of the predicted exterior traffic noise 
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levels at the studied Assisted Living Facility receptor locations exceeded 63 dBA CNEL; thus, the STC 
rating value (for closed windows and doors) subtracted from these exterior noise values would 
result in interior noise levels of less than 45 dBA CNEL (e.g., 63 – 36 = 27 dBA CNEL, which is less 
than 45).  

Table 5.10-10 
Predicted Net Sound Transmission Class of Occupied Room Façade 

Floorplan Occupied Room Façade 

Predicted Net Sound Transmission 
Class (STC) for Scenario 

Closed Window(s) 
and Door * 

Open Window(s) 
and Closed 

French Door* 
Type A.2 1st floor Bedroom, western façade  37 8 
Type E 2nd floor Bedroom w/ balcony, 

western façade  
36 11 

Type F 3rd floor Bedroom, western façade  38 11 
Source: Appendix J 
Note: 
* Doors are only modeled for scenarios that contain the balcony door. 

Stationary Operations Noise 

The incorporation of new facilities attributed to development of the Assisted Living Facility would 
add a variety of noise-producing mechanical equipment. Most of these noise-producing equipment 
or sound sources would be considered stationary, or limited in mobility to a defined area. The 
Assisted Living Facility parcel is located adjacent to residential uses, unlike the Church parcel which 
was surrounded by open space, an existing church, and a vacant lot. 

Facility Unit Heating, Ventilation, and Air Conditioning Noise 

For shared spaces, it was assumed the Assisted Living Facility would include 13 packaged air handling 
units (AHU) with incorporated air-cooled condensers or comparable noise-producing equipment 
across the Assisted Living Facility rooftop. The units of rooftop HVAC equipment individually have a 
sound emission source power level between 79 dBA and 86 dBA (Trane 2013). Based on the Assisted 
Living Facility site plan, the units would be installed as groupings behind 5-foot-tall screening walls. 

Each of the new 105 inhabited rooms would be expected to feature a packaged terminal air-
conditioning (PTAC) unit, each emitting noise under “high cool” (i.e., refrigeration compressor active 
to provide cooling) operation and exhibiting an SPL of up to 54.6 dBA (converted from Amana sound 
power level data [Goodman Company]).  
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The closest existing noise-sensitive residential receptor to the south of the Assisted Living Facility 
building would be as close as approximately 50 horizontal feet to what would be an arrangement of up 
to three PTAC units. The predicted sound emission level from the combination of Assisted Living 
Facility rooftop AHUs with the PTAC units would not exceed 37 dBA Leq at this nearest southern off-site 
receptor and would comply with the San Diego Municipal Code nighttime noise limit of 40 dBA hourly 
Leq as well as the MSCP Land Use Adjacency Guidelines, which requires a 60 dBA hourly average.  

Emergency Generator 

The Assisted Living Facility also features an emergency backup generator that will be installed on 
ground level north of the main building. While operation of such equipment during actual 
emergency situations is exempt from noise standards, noise emission from regular testing of the 
equipment under non-emergency conditions at an expected frequency of up to one half-hour test 
per month during daytime hours would still need to comply with the City’s established noise limit at 
the property line: 50 dBA hourly Leq south of Assisted Living Facility parcel, as well as 60 dBA hourly 
Leq at the northern property line and at the MHPA line east of the Assisted Living Facility parcel. The 
backup generator is expected to include a sound enclosure with accompanying mounted exhaust 
muffler (Cummins undated), yielding an overall sound power level of 102 dBA. The aggregate noise 
level from the backup generator when tested at full load in combination with the PTACs and rooftop 
AHUs would yield a southern property line noise level of only 37 dBA hourly Leq at the nearest 
residences south of the Assisted Living Facility parcel and 60 dBA hourly Leq at the northern property 
line. The MHPA boundary east of the Assisted Living Facility parcel will be exposed to up to 57 dBA 
hourly Leq. As such, the Assisted Living Facility noise generation would comply with the San Diego 
Municipal Code as well as the MSCP Land Use Adjacency Guidelines. 

Significance of Impact 

Construction  

Due to the proximity of the construction activities to nearby residences, construction noise levels 
would potentially exceed the City’s construction noise threshold of 75 dBA Leq. In addition, indirect 
impacts could occur to breeding wildlife if construction occurs during the breeding season (i.e., 
February 1 through September 15). As such, construction noise impacts of the Assisted Living Facility 
would be potentially significant (Impact NOI-1).  

Based on the above, a potentially significant impact related to noise may occur from construction of 
the Assisted Living Facility that was not previously identified or disclosed in the previously certified 
2014 Church EIR.  
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Operational  

Roadway Traffic Noise 

The additional traffic from the Assisted Living Facility would result in a CNEL increase less than the 3 
dB threshold. Thus, the Assisted Living Facility would result in a less-than-significant impact traffic 
noise impact.  

Based on the above, no new significant noise impacts from roadway traffic noise or substantial 
increases in previously identified impact from roadway traffic noise analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 

Traffic Noise Exposure to Future Project Occupants 

Interior noise levels from traffic noise exposure are expected to be 27 dBA. Thus, the City’s 
threshold of 45 dB CNEL within habitable rooms would not be exceeded and impacts are 
considered less than significant. 

Based on the above, no new significant noise impacts from traffic noise exposure to future project 
occupants or substantial increases in previously identified impact from traffic noise exposure to 
future project occupants analyzed and disclosed in the previously certified 2014 Church EIR would 
occur as a result of the project modifications. 

Stationary Operations Noise 

Facility Unit Heating, Ventilation, and Air Conditioning Noise 

The operation of residential air-conditioning, rooftop HVAC units and the on-site outdoor transformer 
would result in less-than-significant noise impacts at the nearest residential receptors to the south of 
the Assisted Living Facility parcel. 

Based on the above, no new significant noise impacts from stationary operations noise or substantial 
increases in previously identified impact from stationary operations noise analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 

Emergency Generator 

The operating backup generator is not expected to exceed the City’s established noise limits at the 
property line. Operation of the backup generator would result in a less-than-significant noise impact. 
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Based on the above, no new significant noise impacts from an emergency generator or substantial 
increases in previously identified impact from an emergency generator analyzed and disclosed in 
the previously certified 2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

To mitigate Impact NOI-1, the Assisted Living Facility would be required to provide the following mitigation: 

MM-NOI-1: Temporary Construction Noise 

Prior to issuance of a grading permit, the grading plans shall be verified by the City to state the following: 

The proposed project applicant or its contractor shallwill implement one or more of the following 
options for on-site noise control and sound abatement means that, in aggregate, would yield a 
minimum of approximately 10 dBA of construction noise reduction during the grading phase of 
the project. 

• Administrative controls (e.g., reduce operating time of equipment and/or prohibit usage of 
equipment type[s] within certain distances to a nearest receiving occupied off-site property). 

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

• Install noise abatement on the site’s southern boundary fencing (or within, as practical and 
appropriate) in the form of sound blankets having a minimum sound transmission class 
(STC) of 20 or comparably performing temporary solid barriers (e.g., plywood sheeting at 
least ½” thick, with no airgaps between adjacent vertical sheets) to occlude construction 
noise emission between the site (or specific equipment operation as the situation may 
define) and the noise-sensitive receptor(s) of concern. 

MM-BIO-1 (see Section 5.4, Biological Resources, of this FSEIR) 

MM-BIO-2 (see Section 5.4, Biological Resources, of this FSEIR). 

Significance of Impact After Mitigation 

With implementation of MM-NOI-1, the temporary construction-related noise impact (Impact NOI-1) of 
the Assisted Living Facility would be reduced to below the 75 dBA Leq threshold. In addition, 
implementation of MM-BIO-1 and MM-BIO-2, would reduce indirect impacts to wildlife associated with 
noise. As such, Impact NOI-1 would be less than significant after the implementation of mitigation.  
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5.10.3.2 Issue 2: Groundborne Vibration and Noise 

Issue 2: Would the project result in generation of excessive groundborne vibration or groundborne 
noise levels? 

Threshold  

The Caltrans Transportation and Construction Vibration Guidance Manual was used to determine 
significance determination thresholds for noise impacts related to construction vibration (Caltrans 
2020). Vibration impacts may be significant if the project would: 

• Exceed a vibration velocity level of 0.1 ips PVV. Guidance from Caltrans indicates that a 
vibration velocity level of 0.1 ips PPV received at a structure would be considered annoying 
by occupants within (Caltrans 2020). 

• Exceed a vibration velocity level of 0.5 ips PVV. Caltrans guidance from Section 2 recommends 
that a vibration level of 0.5 ips PPV would represent the threshold for building damage risk to a 
newer residential building experiencing continuous/frequent groundborne vibration. 

Impact 

Previous EIR 

The 2014 Church EIR determined that noise impacts related to the construction and operation of the 
Church would be less than significant. Refer to the 2014 Church EIR Chapter 7.6 for additional details.  

Changes in Circumstances/New Information 

Construction activities may expose persons to excessive groundborne vibration or groundborne 
noise, causing a potentially significant impact. Information from Caltrans indicates that continuous 
vibrations with a PPV of approximately 0.1 ips could be considered annoying on the basis of it being 
“strongly perceptible” by building occupants. Anticipated construction vibrations associated with the 
Assisted Living Facility would yield 0.067 ips, which is lower than the 0.1 ips threshold for exposure 
to excessive groundborne noise (Appendix J). 

Construction vibration, at sufficiently high levels, can also present a building damage risk. However, 
anticipated construction vibration associated with the Assisted Living Facility would yield levels of 
0.067 ips, which do not surpass the guidance limit of 0.2 to 0.3 ips PPV for preventing damage to 
residential structures (Caltrans 2020).  
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Significance of Impact 

The Assisted Living Facility is expected to result in 0.067 ips due to construction activities. Therefore, 
at this predicted PPV, the impact of vibration-induced annoyance to occupants of nearby existing 
homes would be less than 0.1 ips PPV and therefore less than significant. Additionally, because the 
predicted vibration level at 30 feet is less than this guidance limit, the risk of vibration damage to 
nearby structures is considered less than significant. 

Based on the above, no new significant groundborne vibration and noise impacts or substantial 
increases in previously identified noise impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required. 

5.10.3.3 Issue 3: Airport Noise 

Issue 3: For a project located within the vicinity of a private airstrip or an airport land use plan or, 
where such a plan has not been adopted, within two miles of a public airport or public use airport, 
would the project expose people residing or working in the project area to excessive noise levels? 

Threshold  

As outlined in the City’s Significance Determination Thresholds, if a project site is not located within 
an Airport Environs Overlay Zone, potential noise impacts from aircraft noise would not constitute a 
significant environmental impact (City of San Diego 2022). 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.1, Land Use, the project site is not located within an 
Airport Land Use Compatibility Plan and is not located within 2 miles of any airport. Refer to 2014 
Church EIR Chapter 5.1 and Chapter 7.6 for additional details. 

Changes in Circumstances/New Information 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is not located within the vicinity of a private airstrip or an airport land use plan. The Assisted 
Living Facility parcel is not located within 2 miles of any airport and is not expected to expose people 
in the project area to excessive noise levels.  
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Significance of Impact 

The project site is not located within 2 miles of any airport. Therefore, the project would not expose 
people residing or working in the project area to excessive noise levels associated with aircraft. 
Impacts would be less than significant. 

Based on the above, no new significant airport noise impacts or substantial increases in previously 
identified airport noise impacts analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications. 

Mitigation 

No mitigation would be required. 
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5.11 TRIBAL CULTURAL RESOURCES 

At the time of the 2014 St. John Garabed Armenian Church Project Final Environmental Impact 
Report (2014 Church EIR), tribal cultural resource threshold questions were not included in the 
California Environmental Quality Act (CEQA) Guidelines. In 2014, Assembly Bill 52 updated 
Appendix G of the CEQA Guidelines to include impact questions related to impacts on tribal cultural 
resources (OPR 2022). 2014 Church EIR Chapter 5.6, Historical Resources, discloses information 
regarding the approved St. John Garabed Armenian Church (Church) and associated historical 
resources analysis, including discussion of tribal cultural resources. A summary of that analysis is 
included in for each issue in Section 5.11.3, below, for the convenience of the reader. However, refer 
to 2014 Church EIR Chapter 5.6 for details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
tribal cultural resources analysis update to the 2014 Church EIR for the proposed Assisted Living 
Facility. This section discusses potential impacts to tribal cultural resources resulting from 
implementation of the additional Assisted Living Facility. The analysis is based on a review of existing 
cultural resources, technical data, tribal and Native American Heritage Commission (NAHC) 
correspondence, and applicable laws, regulations, and guidelines, as well as the following technical 
report which is included in Appendix F: 

• Cultural Resources Inventory and Evaluation Report for the El Camino Senior Housing Project 
prepared by Dudek in March 2021 

5.11.1 EXISTING CONDITIONS 

Tribal cultural resources include sites, features, places, cultural landscapes, sacred places, and 
objects with cultural value to a California Native American tribe that is eligible for inclusion in the 
California Register of Historical Resources, or local register of historical resources as defined in 
Public Resources Code (PRC) subdivision (k) of Section 5020.1.  

The project is situated near the confluence of Gonzales Creek with the San Dieguito River. The 
southwestern portion of the project parcel is located on a Quaternary-age terrace. The central and 
eastern portions of the project are comprised of lower Quaternary-age alluvium that was deposited 
through siltation of a tidal estuary, and now subject to seasonal flooding along the southern side of 
El Camino Real Road. All areas have been applied to agricultural uses, though the lower areas most 
recently. Based on Geosoils Inc. geotechnical testing for the area along the terrace, “colluvial soils 
were encountered throughout the site as a surficial, or near surface layer varying from sandy clay 
and clayey sand to silty sand with clay. The upper 12 inches of colluvium contained remnants of 
twine and plastic, and appeared to have been cultivated” (Appendix F).  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.11 – TRIBAL CULTURAL RESOURCES 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.11-2 October 2024 

South Coastal Information Center (SCIC) staff conducted a records search for the Assisted Living 
Facility parcel area of potential effect (APE) and a surrounding 1-mile search radius on December 
07, 2020. The records search results indicate that 137 previous cultural resources studies have 
been conducted within 1 mile of the Assisted Living Facility parcel APE, 17 of which intersect the 
Assisted Living Facility parcel APE and are listed in Table 5.6-1 in Section 5.6, Historical Resources. 
Based on the previous studies, the entire Assisted Living Facility parcel APE has been studied. The 
studies not listed in Table 5.6-1 are included in Confidential Appendix of the Cultural Resources 
Inventory and Evaluation Report (Appendix F) and are not available for public viewing due to the 
sensitivity of the information included.  

A total of 84 previously recorded cultural resources are located within the one-mile search radius. SCIC 
records identified one previously recorded prehistoric cultural resource, CA-SDI-687 (P-37-000687), 
within the Assisted Living Facility parcel APE. CA-SDI-687 intersects the southeastern portion of the 
Assisted Living Facility parcel APE. This resource is described in more detail in Section 5.6.  

NAHC and Tribal Correspondence 

A NAHC Sacred Lands File (SLF) was completed for the Assisted Living Facility parcel APE on 
December 11, 2020. The NAHC provided results on December 29, 2020, which identified no Native 
American traditional cultural places present within the Assisted Living Facility parcel APE. The NAHC 
additionally provided a list of Native American tribes and individuals/organizations that might have 
knowledge of cultural resources in or near the Assisted Living Facility parcel APE.  

Following the NAHC response, letters were sent on January 5, 2021, to the listed tribal 
representatives requesting cultural information related to the Assisted Living Facility parcel. To 
date, no responses regarding traditional cultural places has been provided.  

AB 52 Consultation 

The City sent AB 52 consultation notices on June 10, 2022, to the following three tribes pursuant to 
Assembly Bill 52 tribal consultation requirements: Iipay Nation of Santa Ysabel, Jamul Indian Village, 
and San Pasqual Band of Mission Indians; they are traditionally and culturally affiliated with the 
project area and have requested notifications. No response was received, and consultation was 
closed on July 11, 2022.  
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5.11.2 REGULATORY FRAMEWORK 

State 

California Register of Historical Resources  

In California, the term “historical resource” includes, but is not limited to, “any object, building, 
structure, site, area, place, record, or manuscript which is historically or archaeologically significant, 
or is significant in the architectural, engineering, scientific, economic, agricultural, educational, 
social, political, military, or cultural annals of California” (California Public Resources Code [PRC] 
Section 5020.1[j]). In 1992, the California legislature established the CRHR “to be used by state and 
local agencies, private groups, and citizens to identify the state’s historical resources and to indicate 
what properties are to be protected, to the extent prudent and feasible, from substantial adverse 
change” (PRC Section 5024.1[a]). A resource is eligible for listing in the CRHR if the State Historical 
Resources Commission determines that it is a significant resource and that it meets any of the 
following NRHP criteria (PRC Section 5024.1[c]): 

1. Associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage 

2. Associated with the lives of persons important in our past 

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values 

4. Has yielded, or may be likely to yield, information important in prehistory or history 

Resources less than 50 years old generally are not considered for listing in the CRHR but may be 
considered if it can be demonstrated that sufficient time has passed to understand the historical 
importance of the resource (14 CCR Section 4852[d][2]).  

The CRHR protects cultural resources by requiring evaluations of the significance of prehistoric and 
historic resources. The criteria for the CRHR are nearly identical to those for the NRHP, and 
properties listed or formally designated as eligible for listing on the NRHP are automatically listed on 
the CRHR, as are the state landmarks and points of interest. The CRHR also includes properties 
designated under local ordinances or identified through local cultural resource surveys. The State 
Historic Preservation Office maintains the CRHR. 

Native American Historic Resource Protection Act  

The Native American Historic Resource Protection Act (PRC Section 5097, et seq.) addresses the 
disposition of Native American burials in archaeological sites and protects such remains from 
disturbance, vandalism, or inadvertent destruction; establishes procedures to be implemented if 
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Native American skeletal remains are discovered during construction of a project; and establishes 
the NAHC to resolve disputes regarding the disposition of such remains. In addition, the Native 
American Historic Resource Protection Act makes it a misdemeanor punishable by up to 1 year in jail 
to deface or destroy a Native American historical or cultural site that is listed or may be eligible for 
listing in the CRHR. 

California Native American Graves Protection and Repatriation Act  

The California Native American Graves Protection and Repatriation Act (CAL-NAGPRA), enacted in 
2001, requires all state agencies and museums that receive state funding and that have possession 
or control over collections of human remains or cultural items, as defined, to complete an inventory 
and summary of these remains and items on or before January 1, 2003, with certain exceptions. 
CAL-NAGPRA also provides a process for the identification and repatriation of these items to the 
culturally affiliated tribes.  

California Health and Safety Code, Section 7050.5 

California law protects Native American burials, skeletal remains, and associated grave goods, 
regardless of their antiquity, and provides for the sensitive treatment and disposition of those 
remains. California Health and Safety Code Section 7050.5 requires that if human remains are 
discovered in any place other than a dedicated cemetery, no further disturbance or excavation of 
the site or nearby area reasonably suspected to contain human remains shall occur until the county 
coroner has examined the remains (California Health and Safety Code Section 7050.5b). If the 
coroner determines or has reason to believe the remains are those of a Native American, the 
coroner must contact the NAHC within 24 hours (California Health and Safety Code Section 7050.5c). 
The NAHC will notify the Most Likely Descendant (MLD). With the permission of the landowner, the 
MLD may inspect the site of discovery. The inspection must be completed within 24 hours of 
notification of the MLD by the NAHC. The MLD may recommend means of treating or disposing of, 
with appropriate dignity, the human remains and items associated with Native Americans. 

California Environmental Quality Act 

The following California Environmental Quality Act (CEQA) statutes and CEQA Guidelines are relevant 
to the analysis of historic, archaeological, and tribal cultural resources: 

• California Public Resources Code Section 21083.2(g): Defines “unique archaeological resource.” 

• California Public Resources Code Section 21084.1 and CEQA Guidelines Section 15064.5(a): Defines 
cultural resources. In addition, CEQA Guidelines Section 15064.5(b) defines the phrase “substantial 
adverse change” in the significance of a cultural resource. It also defines the circumstances when 
a project would materially impair the significance of a cultural resource. 
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• California Public Resources Code Section 21074 (a): defines “Tribal cultural resources” and 
Section 21074(b): defines a “cultural landscape.” 

• California Public Resources Code Section 5097.98 and CEQA Guidelines Section 15064.5(e): 
These statutes set forth standards and steps to be employed following the accidental 
discovery of human remains in any location other than a dedicated ceremony. 

• California Public Resources Code Sections 21083.2(b)-(c) and CEQA Guidelines Section 
15126.4: These statutes and regulations provide information regarding the mitigation 
framework for archaeological and historic resources, including options of preservation-in-
place mitigation measures; identifies preservation-in-place as the preferred manner of 
mitigating impacts to significant archaeological sites.  

Under CEQA, a project may have a significant effect on the environment if it may cause “a substantial 
adverse change in the significance of an historical resource” (PRC Section 21084.1; CEQA Guidelines 
Section 15064.5[b]). A “historical resource” is any site listed or eligible for listing in the CRHR. The 
CRHR listing criteria (14 CCR 15064.5[a][3]) are intended to examine whether the resource in 
question:  

A. Is associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage;  

B. Is associated with the lives of persons important in our past;  

C. Embodies the distinctive characteristics of a type, period, region, or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values; or  

D. Has yielded, or may be likely to yield, information important in pre-history or history. 

The term “historical resource” also includes any site described in a local register of historical 
resources, or identified as significant in a historical resources survey (meeting the requirements of 
PRC Section 5024.1[g]).  

All historical resources and unique archaeological resources–as defined by statute–are presumed to 
be historically or culturally significant for purposes of CEQA (PRC Section 21084.1; 14 CCR Section 
15064.5[a]). The lead agency is not precluded from determining that a resource is a historical 
resource even if it does not fall within this presumption (PRC Section 21084.1; 14 CCR Section 
15064.5[a]). A site or resource that does not meet the definition of “historical resource” or “unique 
archaeological resource” is not considered significant under CEQA and need not be analyzed further 
(PRC Section 21083.2[a]; 14 CCR Section15064.5[c][4]). 

Pursuant to these sections, CEQA first evaluates whether a project site contains any historical 
resources, then assesses whether that project will cause a substantial adverse change in the 
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significance of a historical resource such that the resource’s historical significance is materially 
impaired. When a project significantly affects a unique archaeological resource, CEQA imposes 
special mitigation requirements.  

Finally, CEQA Guidelines Section 15064.5 assigns special importance to human remains and specifies 
procedures to be used when Native American remains are discovered. These procedures are set 
forth in PRC Section 5097.98. 

Assembly Bill 52 

Assembly Bill 52 (AB 52), the Native American Historic Resource Protection Act, sets forth a proactive 
approach intended to reduce the potential for delay and conflicts between Native American and 
development interests. AB 52, which took effect July 1, 2015, establishes a consultation process 
between California Native American Tribes and lead agencies in order to address tribal concerns 
regarding project impacts and mitigation to “tribal cultural resources” (TCR). PRC Section 21074(a) 
defines TCRs and states that a project that has the potential to cause a substantial adverse change 
to a TCR is a project that may have an adverse effect on the environment. Under AB 52, a tribal 
cultural resource is defined as a site, feature, place, cultural landscape (must be geographically 
defined in terms of size and scope), sacred place, or object with cultural value to a California Native 
American tribe that is either included or eligible for inclusion in the California Register, or included in 
a local register of historical resources. A Native American Tribe or the lead agency, supported by 
substantial evidence, may choose at its discretion to treat a resource as a tribal cultural resource. 
AB 52 also mandates lead agencies to consult with tribes, if requested by the tribe, and sets the 
principles for conducting and concluding consultation. 

5.11.3 IMPACT ANALYSIS 

5.11.3.1 Issue 1: Tribal Cultural Resources 

Issue 1: Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a California Native American tribe, and that is: 

a. Listed or eligible for listing in the California Register of Historical 
Resources, or in a local register of historical resources as defined in Public 
Resources Code section 5020.1(k), or  

b. A resource determined by the lead agency, in its discretion and supported 
by substantial evidence, to be significant pursuant to criteria set forth in 
subdivision (c) of Public Resources Code Section 5024.1. In applying the 
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criteria set forth in subdivision (c) of Public Resource Code Section 5024.1, 
the lead agency shall consider the significance of the resource to a 
California Native American tribe?  

Threshold  

According to CEQA Appendix G, impacts to tribal cultural resources would be significant if the 
project would:  

1. Cause a substantial adverse change in the significance of a tribal cultural resource, defined 
in Public Resources Code section 21074 as either a site, feature, place, cultural landscape 
that is geographically defined in terms of the size and scope of the landscape, sacred place, 
or object with cultural value to a California Native American tribe, and that is: 

a. Listed or eligible for listing in the California Register of Historical Resources, or in a local register 
of historical resources as defined in Public Resources Code section 5020.1(k). 

b. A resource determined by the lead agency, in its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1. In applying the criteria set forth in subdivision (c) of 
Public Resource Code Section 5024.1, the lead agency shall consider the significance of 
the resource to a California Native American tribe. 

Impact 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.6, the Cultural Resources Survey Report and the Phase 
II studies resulted in the recommendation that the impacted historical resource (CA-SDI-20031) is 
not eligible for listing in the CRHR or local register. The effects of the Church on this resource were 
determined to not have a significant effect on the environment. No existing religious or sacred uses 
or human remains were identified within the Church parcel.  

In the event that an unknown, intact archaeological material or burial -related items were 
encountered during construction of the Church, the potential disturbance to the site would be 
a potentially significant impact that would be mitigated through Mitigation Measure CR-1, 
identified in the 2014 Church EIR, which would ensure that steps are taken to identify and 
properly handle potential archaeological resources or human remains when they are 
encountered. Additionally, archaeological and Native American monitoring was recommended 
for all primary ground disturbance within the upper 2 to 4 feet of matrix. Refer to 2014 Church 
EIR Chapter 5.6 for additional details. 
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Changes in Circumstances/New Information 

Direct Impacts 

As discussed in Section 5.6, the Assisted Living Facility parcel has been evaluated to determine if 
significant cultural resources are present. Based on the evaluation completed (Appendix F), the 
Assisted Living Facility parcel APE does not contain any known resources that are considered a 
significant cultural resource under CEQA (CEQA Guidelines Section 15064.5) or under cultural 
guidelines for the City of San Diego (City of San Diego 2022). No known religious or sacred uses are 
present within the Assisted Living Facility parcel, nor are any human remains known to be present. 
Due to the heavily disturbed nature of the site and the lack of significant resources located during 
archaeological excavations completed at the Assisted Living Facility parcel, the cultural resources 
report has identified a low potential for unknown subsurface archaeological resources to be present at 
the Assisted Living Facility parcel.  

To date, no responses from Native American tribes and individuals/organizations that might have 
knowledge of cultural resource regarding traditional cultural places has been provided. In addition, no 
tribes requested AB 52 consultation. Overall, there are no known significant tribal cultural resources 
on the project site.  

Indirect Impacts 

As discussed in Section 5.6, people using and visiting the Assisted Living Facility at the site are not 
anticipated to enter into the adjacent open space due to the physical barriers proposed by the project, 
such as fencing along the MHPA boundary. In addition, the topological difference between the 
development area and the adjacent area would also discourage residents and visitors from entering the 
open space. The area would also be covered by a Covenant of Easement, which prohibits trespass and 
uses that could result in indirect impacts to cultural resources. Overall, the Assisted Living Facility is not 
anticipated to result in significant indirect impacts to cultural resources.  

Significance of Impact 

The Assisted Living Facility would impact no known significant cultural resources. At the time of 
the 2014 Church EIR, tribal cultural resource threshold questions were not included in the CEQA 
Guidelines. However, consistent with the findings from the 2014 Church EIR, there is low potential 
for the Assisted Living Facility grading activities to result in potential impacts to unknown 
subsurface tribal cultural resources. In the event that an unknown, intact archaeological 
material or burial-related items are encountered during project construction, the potential 
disturbance to the site would be a potentially significant impact (Impact TCR-1).  
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The 2014 Church EIR identified potentially significant impacts to cultural resources, including 
resources that would qualify as tribal cultural resources. As such, no new potentially significant tribal 
cultural resource impacts or substantial increases in previously identified tribal cultural resource 
impacts analyzed and disclosed in the previously certified 2014 Church EIR would occur as a result of 
the project modifications. 

Mitigation 

Potential impacts to tribal cultural resources (Impact TCR-1) would be reduced to below a level of 
significance through implementation of Mitigation Measure (MM) CR-1. This mitigation measure 
has been updated to reflect the City’s current standard monitoring mitigation measure language, 
but is equivalent to the previous mitigation measure identified in the certified 2014 Church EIR. 
Refer to Section 5.6 for details regarding this mitigation measure.  

Significance of Impact After Mitigation 

The project impact to tribal cultural resources (Impact TCR-1) would be reduced to less than 
significant with MM-CR-1. MM-CR-1 requires a qualified archaeological monitor and Native 
American monitor to monitor areas with potential to yield subsurface archaeological resources and 
therefore impacts would be less than significant.  

  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  SECTION 5.11 – TRIBAL CULTURAL RESOURCES 

El Camino Real Assisted Living Facility Project  City of San Diego 
       5.11-10 October 2024 

 

INTENTIONALLY LEFT BLANK 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 6 – CUMULATIVE IMPACTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       6-1 October 2024 

CHAPTER 6.0 CUMULATIVE IMPACTS 

In many cases, the impact of a single project may not be significant, but the cumulative impact may 
be significant when combined with other projects. Section 15355 of the California Environmental 
Quality Act (CEQA) Guidelines defines cumulative impacts as “two or more individual effects which, 
when considered together, are considerable or which compound or increase other environmental 
impacts.” CEQA Guidelines Section 15130(b) states that “the discussion [of cumulative impacts] need 
not provide as great detail as is provided for the effects attributable to the project alone.” 
Section 15130(b) further states that a cumulative impacts discussion “should be guided by standards 
of practicality and reasonableness.” 

Cumulative impacts can occur from the interactive effects of a single project. For example, the 
combination of noise and dust generated during construction activities can be additive and can have a 
greater impact than either noise or dust alone. However, substantial cumulative impacts more often 
result from the combined effect of past, present, and future projects located in proximity to the 
project under review. Therefore, it is important for a cumulative impacts analysis to be viewed over 
time and in conjunction with other related past, present, and reasonably foreseeable future 
developments, the impacts of which might compound or interrelate with those of the project under 
review. 

CEQA Guidelines Section 15130(b)(1)(A) allows for the preparation of a “list of past, present, and 
probable future projects” as a viable method of determining cumulative impacts. This discussion 
utilizes the following approach: generation of a list and description of related projects, followed by a 
discussion of the effects that the project (combined with the list) may have on each environmental 
category of concern (e.g., traffic and noise). Consistent with CEQA, this discussion is guided by the 
standards of practicality and reasonableness. 

Chapter 6.0, Cumulative Impacts, of the 2014 St. John Garabed Armenian Church Project Final 
Environmental Impact Report (2014 Church EIR) discloses information regarding the approved 
St. John Garabed Armenian Church (Church) and the associated cumulative impact analysis. A 
summary of that analysis is included below for the convenience of the reader. However, refer to 
2014 Church EIR Chapter 6.0 for additional details.  

As the focus of the analysis within this FSEIR is the addition of the El Camino Real Assisted Living 
Facility (Assisted Living Facility), the additional information provided below is intended to provide a 
cumulative impact analysis update to the 2014 Church EIR for the proposed Assisted Living Facility. 
This section discusses potential cumulative impacts resulting from implementation of the Assisted 
Living Facility and identifies mitigation measures, if applicable related to implementation.  
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The locations of the cumulative projects are depicted in Figure 6-1, Cumulative Projects. A brief 
description of each cumulative project is presented in Table 6-1; the numbers in the list correspond 
to the locations shown in Figure 6-1. 

Table 6-1 
Cumulative Projects 

No. Project Title Project Description Status 
1 Palma de la Reina A mixed-use development on a 4.31-acre parcel 

within the area known as Whispering Palms in the 
County of San Diego. 

Constructed 

2 Morgan Country Club A golf course development near Whispering Palms in 
the County of San Diego. 

Constructed 

3 Flower Hill Promenade 
Redevelopment 

The existing commercial property is currently being 
renovated.  

Constructed 

4 Via de la Valle 
Townhomes 

13 single‐family detached homes, 14 duplexes, and 8 
fourplexes are planned for a 22-acre undeveloped site 
on the north side of Via del la Valle, east of the Flower 
Hill Promenade. 

Pending 

5 Rancho Hacienda Del 
Mar (formerly known 
as Rancho Del Mar) 

A 174-unit continuing care retirement community 
along 3975, Via de la Valle, in the southeastern corner 
of Via de la Valle and El Camino Real Road.  

Withdrawn 

6 Pacific Highland Ranch A 2,652-acre planned residential community to be 
built near the intersection of Del Mar Heights Road 
and Carmel Valley Road. 

Under 
Construction 

7 One Paseo A 1.2 million-square-foot (sf) mixed-use center, 
with retail, office, and residential space.  

Constructed 

8 The Heights at Del 
Mar 

A 72,291 sf, three-story office building to be located 
at 12790 El Camino Real. 

Constructed 

9 Carmel Valley 
Residence Inn 

A hotel project in Carmel Valley. Approved 

10 22nd District 
Agricultural 
Association 

A Master Plan for the enhancement, renovation, and 
replacement of the existing Del Mar Fairgrounds.  

Approved  

11 Riverview Project Two 2-story commercial office buildings, totaling 
23,293 sf, are proposed at the southeast corner of 
San Dieguito Road and Jimmy Durante Boulevard.  

Approved 

12 Magellan/Solana 
Beach Gateway 

A 98-room hotel, 17 condominiums, and a 4,000 sf 
restaurant are proposed on property between North 
Highway 101 and the railroad tracks overlooking the 
San Elijo Lagoon. 

Withdrawn 

13 Villages at Lomas 
Santa Fe Plaza 

This project proposes a 45,500 sf of commercial 
space on the southern portion of the existing Lomas 
Santa Fe Plaza shopping center. The site is located 

Approved 
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Table 6-1 
Cumulative Projects 

No. Project Title Project Description Status 
on the southern portion of the Lomas Santa Fe Plaza 
shopping center in Solana Beach, east of Interstate 
5, south of Lomas Santa Fe Drive, and between 
Marine View Avenue and Las Banderas Drive. 

14 Via del la Valle Street 
Widening 

Via del la Valle is proposed for improvements 
between San Andres Drive and El Camino Real West. 

Constructed 

15 El Camino Real Bridge 
Widening Project 

The project proposes to improve the structural 
integrity of the El Camino Real Bridge over the San 
Dieguito River, alleviate problems associated with 
high flood events, improve pedestrian and vehicular 
access to nearby coastal and recreational resources, 
relieve traffic congestion, and improve consistency 
with the adopted land use plan for the project area. 
The proposed improvements include raising and 
widening El Camino Real to a modified 4 Lane Major 
roadway and replacing the bridge with a structure 
that is higher, wider, and has deeper piles. 
Approximately 1,000 feet of Via de la Valle between 
El Camino Real and North El Camino Real would be 
widened to accommodate two thru lanes in each 
direction and dual left turn lanes from eastbound 
Via de la Valle to southbound El Camino Real. 

Approved 

 

6.1 LAND USE 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 6.0, through the implementation of a Conditional Use 
Permit (CUP), Site Development PermitSDP, Planned Development PermitPDP, the Conceptual 
Restoration Plan for the Church, the MHPA boundary line adjustment, and Mitigation Measures LU-1 
and LU-2, it was determined that the Church would be consistent with the City’s General Plan, North 
City Future Urbanizing Area (NCFUA) Framework Plan, zoning, and MSCP. As stated in the 2014 Church 
EIR, any cumulative projects within the area would also be required to comply with the City General 
Plan, NCFUA Framework Plan, and the MSCP and projects that were not consistent with the General 
Plan land use designation or zoning would have been required to implement a General Plan 
amendment, CPA, and/or zone change. As demonstrated in the 2014 Church EIR, the Church with 
mitigation implemented would not contribute to a significant cumulative impact due to an 
inconsistency or conflict with an adopted land use plan, land use designation, or policy. Additionally, 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 6 – CUMULATIVE IMPACTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       6-4 October 2024 

the deviation requests that are included in the Church were determined to not result in a physical 
impact on the environment. In conclusion, no significant cumulative land use impacts were identified 
in the 2014 Church EIR.  

Changes in Circumstances/New Information 

The proposed Assisted Living Facility would be consistent with the City’s General Plan, NCFUA 
Framework Plan, zoning, and MSCP as detailed in Chapter 5.1, Land Use. The Assisted Living Facility is 
in the Coastal Zone. The Assisted Living Facility will be submitted to the California Coastal 
Commission for review and approval in accordance with the Coastal Act. The Framework Plan is 
certified by the Coastal Commission and provides policy guidance to the Coastal Commission. 
As discussed in Section 5.1.3.2, the Assisted Living Facility is consistent with the Framework Plan. 
The Assisted Living Facility would require an uncodified ordinance to adopt a Conditional Use 
PermitCUP (CUP) that would make the Assisted Living Facility consistent with the underlying zoning 
by exempting the proposed Assisted Living Facility from San Diego Municipal Code (SDMC) Section 
141.0413(a) due to unique circumstances associated with the project site. Nursing facilities were a 
conditionally permitted use through the processing of a Conditional Use Permit (CUP) at the time of 
Proposition A passage (The Growth Management Initiative). The prohibition of nursing facilities within 
the AR -1-1 agriculture zone of Proposition A Lands was added to the Municipal CodeSDMC after 
Proposition A was approved. Additionally, as discussed in Section 5.1.3.2, the Assisted Living Facility 
would not include any variances. Further, as discussed in Section 5.1.3.3, the eastern portion of the 
Assisted Living Facility parcel is within the MHPA. The Assisted Living Facility would avoid developing 
within the MHPA and would preserve that area in perpetuity as open space through a Covenant of 
Easement in accordance with the City’s Environmentally Sensitive Lands regulations. The proposed 
Assisted Living Facility would not result in any direct impacts to the MHPA nor require any MHPA 
boundary line adjustment and would adhere to the Land Use Adjacency Guidelines, as identified in 
the City of San Diego MSCP Subarea Plan City of San Diego 1997), as detailed in Appendix D 
(Biological Technical Report), included in Compliance Measure (CM) BIO-1 and CM-NOI-2 (see Table 
3-2). The proposed Assisted Living Facility would not result in any land use plan or zoning 
inconsistencies that would cumulatively contribute to an environmentally significant impact. In 
conclusion, the proposed Assisted Living Facility impacts related to land use would not be 
cumulatively considerable and would be less than significant. 

Based on the above, no new significant cumulative land use impacts or substantial increases in a 
previously identified cumulative land use impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 
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6.2 AGRICULTURAL RESOURCES 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.2, Agricultural Resources, and Chapter 6.0, 
Cumulative Impacts, the proposed site use of a church and associated uses is an allowable use 
under the Church parcel’s current zoning designation of Agricultural-Residential (AR-1-1) with a CUP. 
As stated in the 2014 Church EIR, the Church parcel and surrounding sites are not under Williamson 
Act contracts or designated as Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance. It was determined that the Church would not interfere with the agricultural use of the 
property to the north on the other side of El Camino Real which is designated as Prime Farmland 
and Farmland of Statewide Importance. None of the projects that were listed as cumulative projects 
at the time of the certification of the 2014 Church EIR were in areas designated as Prime Farmland, 
Unique Farmland, or Farmland of Statewide Importance. The Church was determined to not 
contribute to a significant cumulative impact to agricultural resources.  

Changes in Circumstances/New Information 

As discussed in Section 5.2, Agricultural Resources, the proposed Assisted Living Facility is an allowable 
use with a CUP under the site’s current zoning designation of Agricultural-ResidentialAR-1-1). Since the 
site is also subject to Proposition A, which is a system to address future growth and development 
outlined in the Land Use Element of the General Plan, the project includes an Uncodified Ordinance to 
adopt the CUP that would make the Assisted Living Facility consistent with the underlying zoning by 
exempting the Assisted Living Facility from SDMC Section 141.0413(a) due to unique circumstances 
associated with the project site. The Assisted Living Facility parcel and surrounding sites are not under 
Williamson Act contracts and the Assisted Living Facility parcel is not designated as Prime Farmland, 
Unique Farmland, or Farmland of Statewide Importance (see Figure 5.2-1). Due to the lack of water to the 
project site, the project site does not represent a productive agricultural resource and therefore would 
not be taking away from productive agricultural resources within the City. The Assisted Living Facility 
would not interfere with the agricultural use of the property in the surrounding area, the Assisted Living 
Facility would be surrounded by development to the north, west, and south and east of the MHPA open 
space. The proposed Assisted Living Facility would not contribute to a cumulative agricultural resources 
impact. None of the projects listed above in Table 6-1 or shown on Figure 6-1 are in areas designated as 
Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, as shown on Figure 5.2-1. In 
combination with the Church and all other cumulative projects, the proposed project cumulative impacts 
to agricultural resources would be less than significant.  

Based on the above, no new significant cumulative agricultural resource impacts or substantial 
increases in a previously identified cumulative agricultural resource impact analyzed and disclosed 
in the previously certified 2014 Church EIR would occur as a result of the project modifications. 
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6.3 AIR QUALITY AND ODOR 

Previous EIR 

As indicated in the 2014 Church EIR Chapter 5.3, Air Quality, and Chapter 6.0, Cumulative Impacts, it 
was determined that implementation of the Church would not exceed the significance thresholds for 
VOCs, NOx, CO, SOx, PM10, or PM2.5. Additionally, it was determined that the Church would be consistent 
with the anticipated growth by local plans and would be consistent with the RAQs. The Church was not 
considered a more intense land use than what the Church parcel zoning allowed and therefore, it was 
reasonable to assume vehicle trip generation and planned development for the parcel were anticipated 
in the RAQS and were determined to be consisted at a regional level with the growth forecasts in the 
RAQs. It was determined that it was possible for some of the cumulative projects to be under 
construction during the same timeframe, and the area could experience increased emissions due to 
construction activities, equipment, and increased traffic, but it was ultimately determined that the 
Church would not cumulatively contribute to an air quality impact related to an inconsistency with the 
RAQS and impacts were less than significant.  

Odors that would be generated from construction of the Church were determined to be temporary in 
nature and would not affect a substantial amount of people. The proposed land use for the Church was 
not associated with land uses that produce significant odors. Impacts related to the generation of odors 
were determined to be less than significant.  

In conclusion, it was determined that the Church impacts related to air quality and odors would not 
be cumulatively considerable and would be less than significant. 

Changes in Circumstances/New Information 

The SDAB has been designated as a federal nonattainment area for O3 and a state nonattainment area 
for O3, PM10, and PM2.5. The poor air quality in the SDAB is the result of cumulative emissions from 
motor vehicles, off-road equipment, commercial and industrial facilities, and other emission 
sources. Projects that emit these pollutants or their precursors (i.e., VOCs and NOx for O3) potentially 
contribute to poor air quality. In analyzing cumulative impacts from a project, the analysis must 
specifically evaluate the project’s contribution to the cumulative increase in pollutants for which the 
SDAB is designated as nonattainment for the CAAQS and NAAQS. If the project does not exceed 
thresholds and is determined to have less-than-significant project-specific impacts, it may still 
contribute to a significant cumulative impact on air quality if the emissions from the project, in 
combination with the emissions from other proposed or reasonably foreseeable future projects, are 
in excess of established thresholds. However, a project would only be considered to have a 
significant cumulative impact if the project’s contribution accounts for a significant proportion of the 
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cumulative total emissions (i.e., it represents a “cumulatively considerable contribution” to the 
cumulative air quality impact). 

Regarding short-term construction impacts, the SDAPCD thresholds of significance are used to 
determine whether the project may have a short-term cumulative impact. As shown in Table 5.3-6, 
the Assisted Living Facility would not exceed any criteria air pollutant during construction. 
Construction of the Church has been completed and such emissions would not combine with the 
Assisted Living Facility construction activities. Operational emissions of the Church in combination 
with the Assisted Living Facility construction emissions are shown below in Table 6-2. As shown, the 
cumulative emissions from both areas of the site would not exceed the City’s thresholds during the 
Assisted Living Facility construction. Therefore, the Assisted Living Facility would have a less than 
significant cumulative impact during construction. 

Table 6-2 
Estimated Daily Maximum Emissions of the Church Operations with Assisted 

Living Facility Construction (pounds/day) 

Emission Source VOC NOx CO SOx PM10 PM2.5 
Church Operations 2.53 2.84 25.48 0.05 8.19 1.60 
Construction of 
Assisted Living 
Facility 

5.75 48.12 35.37 0.12 10.25 5.74 

Project Site Total 8.28 50.96 60.85 0.17 18.44 7.34 
EmissionThreshold 137 250 550 250 100 55 

Threshold 
Exceeded? 

No No No No No No 

Notes: VOC = Volatile Organic Compounds; NOx = Oxides of Nitrogen; CO = carbon monoxide; SOx = 
Oxides of Sulfur; PM10 = particulate matter with an aerodynamic diameter less than or equal to 10 
microns; PM2.5 = particulate matter with an aerodynamic diameter less than or equal to 2.5 microns. 
Source: 2014 Church EIR and Appendix C. 

Additionally, for the SDAB, the RAQS serves as the long-term regional air quality planning document 
for the purpose of assessing cumulative operational emissions in the basin to ensure the SDAB 
continues to make progress toward NAAQS- and CAAQS-attainment status. As such, cumulative 
projects located in the San Diego region would have the potential to result in a cumulative impact to 
air quality if, in combination, they would conflict with or obstruct implementation of the RAQS. 
Similarly, individual projects that are inconsistent with the regional planning documents upon which 
the RAQS is based would have the potential to result in cumulative operational impacts if they 
represent development and population increases beyond regional projections. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 6 – CUMULATIVE IMPACTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       6-8 October 2024 

Regarding long-term cumulative operational emissions in relation to consistency with local air 
quality plans, the SIP and RAQS serve as the primary air quality planning documents for the state 
and SDAB, respectively. The SIP and RAQS rely on SANDAG growth projections based on population, 
vehicle trends, and land use plans developed by the cities and the County of San Diego as part of the 
development of their general plans. Development that is consistent with the growth anticipated by 
local plans would be consistent with the SIP and RAQS and would result in emissions that are 
accounted for. As described in Section 5.3.3.1, the Assisted Living Facility does not propose a change 
in land use designation and, with approval of the CUP amendment via an Uncodified Ordinance, Site 
Development PermitSDP Amendment, and NUP for Comprehensive Sign Program, the Assisted 
Living Facility would be not conflict with the policies contained in the City’s adopted General Plan 
and NCFUA Framework Plan. Accordingly, the Assisted Living Facility is consistent with SANDAG’s 
forecasts used in the SIP and RAQS. Overall, the Assisted Living Facility would not result in significant 
regional emissions that are not accounted for within the RAQS. Operational emissions were also 
quantified for the Assisted Living Facility and determined to be less than the City’s emission thresholds. 
In addition, the combined emissions from the Assisted Living Facility operations with the Church 
operations would be below the thresholds (Table 6-3). In conclusion, the Assisted Living Facility would 
not result in a cumulatively considerable contribution to pollutant emissions. Cumulative impacts 
during operations would be less than significant. 

Table 6-3 
Estimated Daily Maximum Emissions of the Church Operations with Assisted 

Living Facility Operations (pounds/day) 

Emission Source VOC NOx CO SOx PM10 PM2.5 
Church Operations 2.53 2.84 25.48 0.05 8.19 1.60 
Assisted Living 
Facility Operations 

4.18 3.28 18.17 0.02 1.89 0.64 

Project Site Total 6.71 6.12 43.65 0.07 10.08 2.24 
EmissionThreshold 137 250 550 250 100 55 

Threshold 
Exceeded? 

No No No No No No 

Source: 2014 Church EIR and Appendix C. 

The Assisted Living Facility would not expose a substantial amount of people to odor during construction 
and would not propose a land use that is associated with the generation of odors. The operations of the 
Church would not generate substantial odors. The combination of both the Church operations with the 
Assisted Living construction and operations would not result in the exposure of people to substantial 
odors. Thus, the proposed Assisted Living Facility cumulative impacts related to the generation of odors 
would be less than significant. 
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Based on the above, no new significant cumulative air quality impacts from construction and 
operational emissions or substantial increases in previously identified cumulative air quality impacts 
analyzed and disclosed in the previously certified 2014 Church EIR would occur as a result of the 
project modifications. 

6.4 BIOLOGICAL RESOURCES 

Previous EIR 

As indicated in the 2014 Church EIR Section 5.4, Biological Resources, and Chapter 6.0, development 
of the Church was determined to result in direct permanent impacts to 0.01 acres of sensitive 
upland habitat. This impact occurs within the 25% allowable development area and therefore is 
considered less than significant. The direct temporary impacts to 0.08 acre of disturbed land and 
0.02 acres of coastal sage scrub habitat were determined to be less than significant with the 
implementation of Mitigation Measure LU-1, which would require that the area be vegetated with 
coastal sage scrub species. It was determined that these direct impacts to 0.02 acres of coastal sage 
scrub would be temporary and would not be a cumulatively significant. Impacts to the California 
horned lark or ground nesting birds were determined to be fully mitigated through Mitigation 
Measure BIO-1 and would not contribute to a cumulative impact. The adjustment to the MHPA 
boundary that is required to meet the goals of the Church was determined to not contribute to a 
cumulatively considerable impact because the Church proposed a boundary line adjustment and 
accompanying functional equivalency for the restoration of 1.76 acres of within Gonzales Canyon 
through the Conceptual Restoration Plan for the St. John Garabed Church Project. Overall, 
cumulative biological resource impacts of the Church were determined to be less than significant. 

Changes in Circumstances/New Information 

As discussed in Section 5.4, Biological Resources, development of the Assisted Living Facility would 
only occur on disturbed land. Additionally, the Assisted Living Facility would avoid development 
within the MHPA and would preserve the MHPA area on the site with a covenant of easement. The 
Assisted Living Facility would also be conditioned to comply with the City’s MHPA Land Use 
Adjacency Guidelines. Potential impacts to the California horned lark, yellow warbler, least Bell’s 
vireo, and white-tailed kite would be mitigated to less than significant with implementation of 
Mitigation Measure (MM) BIO-1, which would require that the Assisted Living Facility avoid 
construction within 300 feet of suitable habitat during the breeding season and if construction 
cannot avoid the habitat, conduct pre-construction surveys during the breeding season and avoid 
any active nests that may be found until the nesting cycle is over. With implementation of 
MM-BIO-1, impacts to sensitive nesting birds would be fully mitigated and would not contribute to a 
cumulative impact.  
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Any projects in the cumulative study area that would have significant biological impacts would be 
required to implement mitigation to reduce impacts to be less than significant in conformance with the 
City’s MSCP and Biology Guidelines similar to the project. Through the implementation of MM-BIO-1 and 
MM-BIO-2 for the Assisted Living Facility, all biological resource impacts would be less than significant. In 
combination with the Church and all other cumulative projects, the proposed project cumulative 
impacts to biological resources would be less than significant. 

Based on the above, no new significant cumulative biological resource impacts or substantial 
increases in previously identified biological resource impacts analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 

6.5 GREENHOUSE GAS EMISSIONS 

Previous EIR 

As indicated in the 2014 Church EIR Section 6.0, Cumulative Impacts, the Church incorporated 
sustainable features into the project design, and it was determined that GHG emissions would be 
reduced by 32%. The Church project design incorporated the types of emissions reduction measures 
recommended by public agencies at the time to reduce the magnitude of GHG emissions and help 
California achieve its statewide goals. Therefore, as analyzed in detail in the 2014 Church EIR Section 
5.5, it was determined that the Church would not contribute to a significant cumulative condition, and 
impacts would be less than significant.  

Changes in Circumstances/New Information 

Impacts associated with the Assisted Living Facility are discussed in Section 5.5, Greenhouse Gas 
Emissions. GHG impacts are cumulative and therefore the analysis in Section 5.5 also serves as the 
project’s cumulative impact analysis. The Assisted Living Facility would be consistent with the General 
Plan and zoning designations for the Assisted Living Facility parcel and was determined to be 
consistent with the Climate Action Plan (CAP). Therefore, as analyzed in detail in Section 5.5, the 
Assisted Living Facility would not contribute to a significant cumulative condition, and impacts would 
be less than significant.  

Overall, the Assisted Living Facility is consistent with the CAP Consistency Checklist (see Section 5.5). 
Other cumulative projects would be required to be consistent with the CAP and would require mitigation 
if the cumulative project would exceed significance thresholds. In combination with the Church and all 
other cumulative projects, the proposed project cumulative impacts from GHG emissions would be less 
than significant. 
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Based on the above, no new significant cumulative greenhouse gas impacts or substantial increases 
in previously identified cumulative greenhouse gas impacts analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 

6.6 HISTORICAL RESOURCES 

Previous EIR 

As indicated in the 2014 Church EIR Section 5.6, Historical Resources, and Chapter 6.0, it was 
determined that no known significant historical resources exist on the Church parcel that would be 
directly impacted by the implementation of the Church. The discovery of potential unknown 
archaeological resources or human remains being discovered during Church construction activities 
on the Church parcel was identified as a potential impact, but with the implementation of Mitigation 
Measure CR-1 any unknown historical resources on the Church parcel would be properly identified 
and handled. As such, the Church impacts to cultural resources would not substantially combine 
with other projects to result in a significant cumulative impact. Cumulative cultural resource impacts 
of the Church were determined to be less than significant.  

Changes in Circumstances/New Information 

As discussed in Section 5.6, Historical Resources, no known significant historical resources exist on 
the Assisted Living Facility parcel that would be directly impacted by the Assisted Living Facility. 
However, unknown archaeological resources or human remains may exist on the Assisted Living 
Facility parcel that may be discovered during project construction activities. MM-CR-1 will require 
that the necessary steps are taken to identify and properly handle potential archaeological 
resources or human remains when they are encountered. With implementation of MM-CR-1 any 
unknown historical resources on the Assisted Living Facility parcel would be properly identified and 
handled and impacts would be reduced to a level that would not contribute to a cumulatively 
considerable impact.  

Any projects in the surrounding area that would have significant historical resource impacts would be 
required to implement mitigation to reduce impacts to be less than significant. If archaeological 
resources or human remains were encountered as part of surrounding projects, compliance with 
MM-CR-1, or standard City mitigation, which would ensure that the resources or remains would be 
properly handled. In combination with the Church and all other cumulative projects, the proposed 
project cumulative impacts to historical resources would be less than significant. 

Based on the above, no new significant cumulative cultural resource impact or substantial increases 
in previously identified cumulative cultural resource impacts analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 
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6.7 PALEONTOLOGICAL RESOURCES  

Previous EIR 

As indicated in the 2014 Church EIR Section 5.7, Paleontological Resources, and Chapter 6.0, it was 
determined that there was the potential for paleontological resources to occur on the Church parcel, 
but with the implementation of Mitigation Measure PALEO-1 and implementation of a paleontological 
mitigation program, would avoid or reduce project-level impacts to less than significant.  

Similar mitigation would have been required for any future project in the project area that also has 
the potential to impact such resources; therefore, it was determined that any significant 
paleontological resource impacts as a result of the Church or other future projects would be 
mitigated on a project-by-project basis. In conclusion, the Church would not contribute to a 
significant cumulative condition, and impacts would be less than significant.  

Changes in Circumstances/New Information 

As discussed in Section 5.7, Paleontological Resources, the Assisted Living Facility's grading activity is 
subject to the grading ordinance (San Diego Municipal CodeSDMC Section 142.0151). In accordance 
with Appendix P of the City’s Land Development Manual, regulatory compliance would preclude 
impacts to paleontological resources. Compliance with the grading ordinance and paleontological 
monitoring would also be required for any future project in the project area that also has the 
potential to impact such resources. As such, any significant paleontological resource impacts as a 
result of the Assisted Living Facility or other future projects would be mitigated on a project-by-
project basis. The Assisted Living Facility would not contribute to a significant cumulative condition, 
and impacts would be less than significant.  

Overall, any projects in the surrounding area that would have significant paleontological resource 
impacts would be required to implement mitigation to reduce impacts to be less than significant. As 
stated above, any future cumulative projects that would potentially impact paleontological resources 
would be required to be in compliance with Appendix P of the City’s Land Development Manual, the 
City of San Diego’s grading, ordinance, and paleontological monitoring. In combination with the 
Church and all other cumulative projects, the proposed project cumulative impacts to 
paleontological resources would be less than significant. 

Based on the above, no new significant paleontological resource impacts related or substantial increases 
in previously identified cumulative paleontological resource impacts analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 
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6.8 TRANSPORTATION 

Previous EIR  

As indicated in the 2014 Church EIR Section 5.8, Transportation/Circulation and Parking, Chapter 6.0, 
Cumulative Impacts, it was concluded that all intersections and street segments are projected to 
operate at LOS D or better in the Horizon Year 2030 and cumulative impacts to intersections and 
street segments would be less than significant. It was determined that the Church would provide all 
necessary parking and therefore, would not contribute to a cumulatively considerable impact to 
parking. The 2014 Church EIR concluded that the Church would not contribute to a cumulative impact 
to a local public transit system because the study area is not served by a public transit system. 

Changes in Circumstances/New Information  

As discussed in Section 5.8.3.2, the 2014 Church EIR utilized a LOS-based analysis and presently a VMT 
analysis is required to address transportation impacts. While SB 743 was signed into law on 
September 27, 2013, the implementing CEQA Guideline, 15063.4, effective December 28, 2018, set a 
deadline of July 1, 2020, for jurisdictions to transition from using LOS as a metric for determining 
transportation impacts to VMT. Since the 2014 Church EIR was certified on February 28, 2014, the 2014 
Church EIR was not required to use VMT as a metric to determine transportation related impacts. In 
addition, such a shift in analysis methods is not considered new information of substantial importance 
for purposes of this Final Subsequent EIR because VMT analysis was known at the time.  

The VMT screening assessment described in Section 5.8.2 demonstrated that the Assisted Living 
Facility can be presumed to have a less than significant transportation VMT impact as a small project 
expected to generate less than 300 daily trips and a full VMT analysis is not required. As such, 
cumulative VMT impacts of the proposed Assisted Living Facility would be less than significant.  

The access analysis described in Section 5.8.3 for the proposed Assisted Living Facility considered 
the cumulative (Horizon Year 2030) conditions from the 2014 Church EIR. As detailed in Section 5.8.3 
and Appendix H.1, the proposed Assisted Living Facility cumulatively would not result in the need for 
any roadway improvements in addition to those identified in the 2014 Church EIR. As such, no 
design hazard would result from the Assisted Living Facility under the cumulative conditions. 
Cumulative transportation hazard impacts would be less than significant.  

The Assisted Living Facility’s emergency access would not be used for other cumulative development 
besides the Church. The access via the Church was considered within the analysis completed in 
Section 5.8.3. As such, cumulative emergency access impacts would be less than significant. 
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Based on the above, no new significant cumulative transportation impacts or substantial increases 
in a previously identified cumulative transportation impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 

6.9 VISUAL EFFECTS AND NEIGHBORHOOD CHARACTER 

Previous EIR 

As analyzed in the 2014 Church EIR Section 5.9, Visual Effects and Neighborhood Character, and Chapter 
6.0, the Church parcel is located in a highly visible area, on the edge of Gonzales Canyon setback from El 
Camino Real and located adjacent to an existing church. It was determined that the height of the dome 
of the Church would contrast with the height of surrounding development, and would contribute to a 
cumulatively considerable impact due to the contrast with surrounding development.  

The closest cumulatively considered projects identified in the 2014 Church EIR were the Via del la 
Valle street widening project and the Via del la Valle Townhomes located approximately 0.5 miles to 
the north. Those projects, as well as all of the projects listed in the 2014 Church EIR Table 6-1, were 
expected to comply with applicable lighting and glare regulations that would reduce their 
contribution to a cumulatively considerable impact. Given that all projects were subject to applicable 
lighting and glare regulations, and the distance and the topography that naturally dissipates and 
blocks the light from several of the cumulatively considered projects from combining, it was 
determined that the cumulative impact from light and glare from the Church and the projects listed 
in the 2014 Church EIR Table 6-1 would be less than significant.  

Changes in Circumstances/New Information 

As analyzed in Section 5.9, Visual Effects and Neighborhood Character, the Assisted Living Facility 
parcel is located in a moderately visible area, on the edge of Gonzales Canyon setback behind the St. 
John Garabed Armenian Church and the Evangelical Formosan Church and located adjacent to the 
open space area within Gonzales Canyon. While middleground views to the Assisted Living Facility 
parcel would be available to motorists on Via de la Valle and I-5, and to recreationists on the trail 
system within the San Dieguito Lagoon, views to the Assisted Living Facility parcel would mainly be 
afforded to motorists traveling along El Camino Real, recreationists on trails within Gonzales 
Canyon, and canyon-adjacent residences in the Stallion’s Crossing and Torrey Del Mar developments 
south of the Assisted Living Facility parcel. The views from these areas include other development 
such as nearby residential, church, and equestrian uses. The Assisted Living Facility would be sited 
adjacent to existing single-family residential development to the south, St. John Garabed Armenian 
Church to the north, and the Evangelical Formosan Church to the west. Visually, the addition of the 
project would not significantly increase cumulative impacts to public views of scenic resources 
considering the site’s location behind and adjacent to existing development and existing landscaping. 
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In addition, the proposed facility would comply with zoning and land use requirements intended to 
protect aesthetics (refer to Section 5.9) and would not contribute to view impacts.  

The proposed development would not introduce negative aesthetics or visual incompatibility that 
would combine with cumulative projects in the viewshed to create a significant cumulative impact. The 
project’s landform changes would not be visible from public perspectives and would therefore not 
cumulatively combine with other projects in the viewshed. The project would include nighttime lighting 
sources, but both the proposed Assisted Living Facility and all cumulative projects in the viewshed 
would be required to comply with local lighting regulations that control cumulative effects.  

Overall, cumulative visual impacts of the proposed Assisted Living Facility would be less than significant.  

Based on the above, no new significant cumulative impacts related visual resources or previously 
identified cumulative impacts to visual resources analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

6.10 NOISE 

Previous EIR 

The 2014 Church EIR identified noise impacts from the Church to be less than significant. Noise 
impacts related to construction were determined to be consistent with the City’s Noise ordinance for 
construction. The operation of the Church was determined to generate low noise levels and 
therefore would not contribute substantially to the surrounding noise environment. Finally, noise 
impacts from the increased traffic to the Church were determined to be less than significant 
because the trips would not occur simultaneously. Due to the less-than-significant noise impacts 
from the project and lack of combination with cumulative project noise levels due to distance, 
cumulative impacts were determined to be less than significant.  



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 6 – CUMULATIVE IMPACTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       6-16 October 2024 

Changes in Circumstances/New Information 

Considering noise dissipates over distance, the potential for project noise to combine with other 
cumulative projects is limited to the immediate project vicinity and roadway noise. None of the 
cumulative projects listed in Table 6-1 are located within approximately 0.25 miles of the Assisted 
Living Facility parcel. All other cumulative projects are located over 0.25 miles from the Assisted 
Living Facility parcel and thus would be at a substantial distance such that noise would attenuate 
and cumulative impacts would not occur. As discussed in Section 5.10, Noise, with implementation 
of MM-NOI-1, short-term construction noise impacts would be less than significant. As such, overall 
cumulative construction noise impacts would be less than significant.  

The stationary site noise generated would be less than significant at the property line, as detailed in 
Section 5.10, Noise. Such stationary noise limits are based on on-site point source noise at the 
property line, and are not cumulatively analyzed with off-site sources. As such, a less-than-significant 
cumulative stationary noise source impact would occur as a result of the Assisted Living Facility.  

The roadway noise analysis completed in Section 5.10, Noise, addressed cumulative roadway noise level 
conditions and determined the Assisted Living Facility contribution would be less than significant.  

As with the proposed Assisted Living Facility and the approved Church, all cumulative projects 
located adjacent to the MHPA are also required to comply with the MHPA Land Use Adjacency 
Guidelines and Biology Guideline noise requirements for sensitive nesting birds.  

As stated above, all projects that would potentially result in significant noise impacts would be 
required to implement mitigation or noise reduction features that would reduce the potential 
impacts to less than significant levels. In combination with the Church and all other cumulative 
projects, the proposed project cumulative noise impacts would be less than significant. 

Based on the above, no new significant cumulative noise impacts or substantial increases in 
previously identified cumulative noise impacts analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

6.11 TRIBAL CULTURAL RESOURCES  

Previous EIR 

As indicated in the 2014 Church EIR Section 5.6, Historical Resources, which discusses cultural 
resources, it was determined that no known significant historical resources exist on the Church 
parcel that would be directly impacted by the implementation of the Church. The discovery of 
potential unknown archaeological resources or human remains being discovered during Church 
construction activities on the Church parcel was identified as a potential impact, but with the 
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implementation of Mitigation Measure CR-1 any unknown historical resources on the Church parcel 
would be properly identified and handled and impacts would be reduced to a level that was 
determined to not be a cumulatively considerable impact.  

Changes in Circumstances/New Information 

At the time of the 2014 Church EIR, tribal cultural resource questions were not included in the CEQA 
Guidelines. In 2014, Assembly Bill 52 updated Appendix G of the CEQA Guidelines to include impact 
questions related to impacts on tribal cultural resources (OPR 2022). As discussed in Section 5.11, 
Tribal Cultural Resources, no known significant tribal cultural resources exist on the Assisted Living 
Facility parcel that would be directly impacted by the Assisted Living Facility. However, unknown tribal 
cultural resources or human remains may exist on the Assisted Living Facility parcel that may be 
discovered during project construction activities. MM-CR-1 will require that the necessary steps are 
taken to identify and properly handle potential tribal cultural resources or human remains when they 
are encountered. With implementation of MM-CR-1, any unknown tribal cultural resources on the 
Assisted Living Facility parcel would be properly identified and handled and impacts would be reduced 
to a level that would not contribute to a cumulatively considerable impact.  

Any projects in the surrounding area that would have significant tribal cultural resource impacts 
would be required to implement mitigation to reduce impacts to be less than significant , similar 
to the proposed Assisted Living Facility. If tribal cultural resources or human remains were 
encountered as part of the project, compliance with Mitigation Measure CR-1 would ensure that 
the resources or remains would be properly handled. In combination with the Church and all 
other cumulative projects, the proposed project cumulative impacts to tribal cultural resources 
would be less than significant. 

Based on the above, no new significant cumulative tribal cultural resource impacts or substantial 
increases in previously identified cumulative tribal cultural resource impacts analyzed and disclosed 
in the previously certified 2014 Church EIR would occur as a result of the project modifications. 

6.12 EFFECTS NOT FOUND TO BE SIGNIFICANT  

SOLID WASTE 

PREVIOUS EIR 

Please refer to SEIR Section 7.0 for discussion of cumulative impacts related to solid waste. As 
concluded in SEIR Section 7.0, impacts would be less than significant. As indicated in the 2014 
Church EIR Section 7.9, Public Utilities, it was determined that the Church would be consistent with 
the City’s adopted General Plan and the NCFUA with approval of the Conditional Use Permit (CUP), 
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Site Development Permit (SDP), and Planned Development Permit (PDP). Through the 
implementation of the Conceptual Waste Management Plan (WMP) for the St. John Garabed 
Armenian Church, prepared by Leppert Engineering Corporation, recycling would be implemented 
to the extent possible (Leppert Engineering Corporation 2012). Impacts related to solid waste were 
determined to be less than significant. Refer to 2014 Church EIR Section 7.9 for additional details. 

Changes in Circumstances/New Information 

The Assisted Living Facility parcel is currently undeveloped. Currently, no waste is generated at the 
project site. However, the site is designated for development. The Assisted Living Facility would not 
include construction, demolition, or renovation of 1,000,000 sf square feet or more. As discussed in 
the Waste Management Plan (WMP) prepared for the project, the Assisted Living Facility would 
generate approximately 158.35 tons of waste during construction and approximately 158.35 tons of 
waste per year during operations. Therefore, without accounting for diversion, the Assisted Living 
Facility would not generate more than 1,500 tons of solid waste materials, and no direct impacts to 
solid waste would occur. However, the Assisted Living Facility proposes construction, demolition, 
and/or renovation of more than 40,000 square feet, thereby exceeding the City’s threshold for 
cumulative solid waste impacts without implementation of solid waste diversion measures. (WDMs). 
Pursuant to the City’s Significance Determination Thresholds, a WMP was prepared to identify waste 
reduction, recycling, and waste diversion measures WDMs. The purpose of a WMP is to (1) identify 
the potential project-related waste generated and diverted during demolition, construction, and 
operation; and (2) identify measures to reduce potential impacts associated with management of 
such waste. The WMP addresses the grading and construction phase, as well as the post-
construction/occupancy phase of the Assisted Living Facility and identifies the types and projected 
amount of waste that would be generated, disposed, salvaged, and recycled, as applicable. The WMP 
describes the project measures and design features (which would comprise project conditions) that 
would reduce the amount of waste generated and how waste reduction and recycling goals would 
be achieved. The following discussion of potential solid waste generation resulting from 
implementation of the project and related waste diversion measuresWDMs is based on the WMP 
(Appendix M).  

The Assisted Living Facility would generate solid waste during both the construction and operational 
phases. During construction, the Assisted Living Facility would produce 158.35 tons of solid waste 
and would divert 136.22 tons. This would be an overall diversion rate of 86% during construction. 
During occupancy, it is estimated that the Assisted Living Facility would generate approximately 
158.35 tons of waste per year. The Assisted Living Facility would be required to comply with SDMC 
Section 66.0707, which requires collection of recyclable materials and food waste. Landscape 
maintenance would also include collection and disposal of green waste. Lastly, the Assisted Living 
Facility would be required to target 20% of solid waste to be recycled materialfor recycling and 75% 

======================================================================================================================== 
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for landfill diversion. Through compliance with solid waste measures summarized above, detailed in 
the project WMP, and included as conditions of approval for the Assisted Living Facility, the project’s 
direct and cumulative solid waste impact would be less than significant.  

Based on the above, no new significant waste generation impacts or substantial increases in 
previously identified waste generation impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications.  
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Cumulative Projects (Jurisdiction) 
1. Palma de la Reina (County of San Diego) 
2. Morgan Country Club (County of San Diego) 
3. Flower Hill Promenade Redevelopment (City of San Diego) 
4 Via de la Valle Tonwhomes (City of San Diego) 

• 5. Rancho Hacienda Del Mar (formerly known as Rancho Del Mar) 
(City of San Diego) 
6. Pacific Highland Ranch (City of San Diego) 
7. One Paseo (City of San Diego) 
8. The Heights at Del Mar (City of San Diego) 
9. Carmel Valley Residence Inn (City of San Diego) 
10. 22nd District Agricultural Association (City of Del Mar) 
11 . Riverview Project (City of Del Mar) 
12. Magellan/Solana Beach Gateway (City of Solana Beach) 
13. Villages at Lomas Santa Fe Plaza (City of Solana Beach) 
14. Via de la Valle Street Widening (City of San Diego) 
15. El Camino Real Bridge Widening Project (City of San Diego) 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 6 – CUMULATIVE IMPACTS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       6-22 October 2024 

 

INTENTIONALLY LEFT BLANK 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 7.0 –EFFECTS NOT FOUND TO BE SIGNIFICANT 

El Camino Real Assisted Living Facility Project  City of San Diego 
       7-1 October 2024 

CHAPTER 7.0 EFFECTS NOT FOUND TO BE SIGNIFICANT 

Chapter 7.0, Effects Not Found to be Significant, of the 2014 St. John Garabed Armenian Church 
Project Final Environmental Impact Report (2014 Church EIR) discloses information regarding the 
approved St. John Garabed Armenian Church (Church) and associated analysis of potential 
environmental effects that were determined not to be significant. A summary of that analysis is 
included below for the convenience of the reader. However, refer to the 2014 Church EIR Chapter 
7.0 for details. As the focus of the analysis within this FSEIR is the addition of the El Camino Real 
Assisted Living Facility (Assisted Living Facility), the additional information below is intended to 
provide an analysis update to the 2014 Church EIR for the proposed Assisted Living Facility for the 
environmental issue areas described in Section 7.1 through 7.10, below. 

Section 15128 of the California Environmental Quality Act (CEQA) Guidelines requires that an EIR 
briefly describe potential environmental effects that were determined not to be significant and 
therefore were not discussed in detail in the EIR. The environmental issues discussed in the 
following sections are not considered significant, and the reasons for the conclusion of non-
significance are discussed below.  

7.1 ENERGY 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.1, Energy, the Church parcel is located in a developed 
area with existing energy system infrastructure to serve the project needs. The electricity or natural 
gas consumption from the Church were determined to be less than significant. The Church parcel is 
located near the coast where temperatures are consistently mild and where substantial heating or air 
condition would not be needed. The 2014 Church EIR determined that the Church would not result in 
the use of excessive amounts of natural gas or petroleum, and the Church would not cause impacts to 
energy services or supplies. Refer to the 2014 Church EIR Section 7.1 for additional details. 

Changes in Circumstances/New Information 

The project site is located within the San Diego Gas and Electric (SDG&E) service area. The project 
site is located in a developed area with existing energy system infrastructure to serve the project 
needs. Energy consumption and potential impacts associated with construction and operation of the 
Assisted Living Facility are assessed below. 

Construction 

Electricity. The amount of electricity used during construction would be minimal because typical 
demand would be generated by electrically powered hand tools. The electricity used for construction 
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activities for the Assisted Living Facility would be temporary and minimal. Overall, the development of 
the Assisted Living Facility parcel would not result in wasteful, inefficient, or unnecessary consumption 
of electricity as previously identified in the 2014 Church EIR. 

Natural Gas. Natural gas is not anticipated to be required during construction of the Assisted Living 
Facility. Fuels used for construction of the Assisted Living Facility would primarily consist of diesel 
and gasoline, which are discussed below. Any minor amounts of natural gas that may be consumed 
as a result of construction of the Assisted Living Facility would be temporary and negligible and 
would not have an adverse effect. Overall, the development of the Assisted Living Facility parcel 
would not result in wasteful, inefficient, or unnecessary consumption of natural gas as 
previously identified in the 2014 Church EIR. 

Petroleum. The primary energy consumed during construction would be associated with petroleum 
usage. Potential impacts were assessed for off-road equipment and on-road vehicle trips during 
construction, as provided by the California Emissions Estimator Model (CalEEMod) (see methodology 
discussion in Section 5.3 [Air Quality] and outputs in Appendix C). Heavy-duty equipment associated 
with construction would rely on diesel fuel, as would vendor trucks involved in delivery of materials 
to the Assisted Living Facility parcel and haul trucks. Construction workers would travel to and from 
the Assisted Living Facility parcel throughout the duration of construction. It is assumed in this 
analysis that construction workers would travel in gasoline-powered light-duty vehicles. Fuel 
consumption from construction equipment and vehicle trips was estimated by converting the total 
carbon dioxide (CO2) emissions anticipated to be generated by the construction of the project to 
gallons using conversion factors for CO2 to gallons of gasoline or diesel. The conversion factor for 
gasoline is 8.78 kilograms per metric ton (MT) CO2 per gallon, and the conversion factor for diesel is 
10.21 kilograms per MT CO2 per gallon (The Climate Registry 2021). Appendix C lists the assumed 
equipment usage and vehicle trips for construction of each phase of the Assisted Living Facility. 

The estimated diesel fuel usage from construction equipment, haul trucks, and vendor trucks, as 
well as estimated gasoline fuel usage from worker vehicles is shown in Table 7-1. 

Table 7-1 
Assisted Living Facility Construction Petroleum Demand 

Phase 

Off-Road Equipment 
(diesel) 

Haul Trucks 
(diesel) 

Vendor Trucks 
(diesel) 

Worker Vehicles 
(gasoline) 

Gallons 
Construction 45,710.79 9,666.40 3,091.69 8,053.21 

Total Petroleum Consumed 66,522.10 

I I I 

I I I 
I 
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Source: Appendix C 

As shown in Table 7-1, the Assisted Living Facility is estimated to consume approximately 66,522 
gallons of petroleum during the construction phase. Notably, the project will be subject to the 
California Air Resources Board’s (CARB’s) In-Use Off-Road Diesel Vehicle Regulation that applies to 
certain off-road diesel engines, vehicles, or equipment greater than 25 horsepower. The regulation: (1) 
imposes limits on idling, requires a written idling policy, and requires a disclosure when selling 
vehicles, (2) requires all vehicles to be reported to CARB (using the Diesel Off-Road Online Reporting 
System) and labeled, (3) restricts the adding of older vehicles into fleets starting on January 1, 2014, 
and (4) requires fleets to reduce their emissions by retiring, replacing, or repowering older engines, or 
installing Verified Diesel Emission Control Strategies (i.e., exhaust retrofits). The fleet must either show 
that its fleet average index was less than or equal to the calculated fleet average target rate, or that the 
fleet has met the Best Achievable Control Technology requirements.  

Operations 

Electricity. The operational phase of the Assisted Living Facility parcel would require electricity for 
multiple purposes including building heating and cooling, lighting, appliances, electronics, and for 
water and wastewater treatment and conveyance. CalEEMod default assumptions were used to 
determine the total electricity demand, which is depicted in Table 7-2. 

Table 7-2 
Annual Operational Electricity Demand 

Project Facility kWh/year 
Project Building and Lighting 415,384.50 
Water/Wastewater 146,129.08 

Total 561,513.58 
Source: Appendix C 
Notes: kWh = kilowatt-hour. 

Natural Gas. Natural gas consumption during operation would be required for various purposes, 
including building heating and cooling. For building consumption, default natural gas generation rates 
in CalEEMod were used. Table 7-3 presents the natural gas demand for the Assisted Living Facility. 

Table 7-3 
Project Operations – Natural Gas Demand 

Project Facility kBtu/year 
Project Buildings 763,985.00 

Source: Appendix C 
Notes: kBtu = thousand British thermal units. 
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Petroleum. During operations, the majority of fuel consumption resulting from the Assisted Living 
Facility would involve the use of motor vehicles traveling to and from the Assisted Living Facility 
parcel. Petroleum fuel consumption associated with motor vehicles traveling to and from the 
Assisted Living Facility parcel is a function of the vehicle miles traveled (VMT) as a result of project 
operation. The proportion of gasoline and diesel vehicles is based on the weighted average of 
vehicles per fuel type from EMFAC2017 and the CalEEMod default fleet mix for the proposed uses. 
Fuel estimates for the Assisted Living Facility are provided in Table 7-4. 

Table 7-4 
Annual Operational Petroleum Demand 

Fuel 
Vehicle  
MT CO2 

Kg CO2/ 
Gallon Gallons 

Gasoline 216.88 8.78 24,701.74 
Diesel 10.04 10.21 983.31 

Total Project Petroleum Use 25,685.05 
Sources: Trips and vehicle CO2 (Appendix C); kg CO2/Gallon (The Climate Registry 2021). 
Notes: MT = metric ton; CO2 = carbon dioxide; kg = kilogram. 

Overall, the Assisted Living Facility would be comparable to overall local and regional demand for 
energy resources and would not involve characteristics that require equipment or vehicles that 
would be less energy-efficient than at comparable sites in the region or state.  

In regard to compliance with state or local energy plans, Title 24 of the California Code of 
Regulations contains energy efficiency standards for residential and non-residential buildings based 
on a state mandate to reduce California’s energy demand. Specifically, Title 24 addresses a number 
of energy efficiency measures that impact energy used for lighting, water heating, heating, and air 
conditioning, including the energy impact of the building envelope such as windows, doors, 
wall/floor/ceiling assemblies, and roofs. Part 6 of Title 24 specifically establishes energy efficiency 
standards for residential and non-residential buildings constructed in the State of California in order 
to reduce energy demand and consumption. Part 11 of Title 24 also includes the CALGreen 
standards, which established mandatory minimum environmental performance standards for new 
construction projects. The Assisted Living Facility would comply with Title 24, Part 6 and Part 11, per 
state regulations. The Assisted Living Facility would also comply with the City of San Diego’s (City’s) 
Climate Action Plan, which includes energy efficiency requirements (refer to the 2014 Church EIR 
Chapter 5.5). Based on the foregoing, the Assisted Living Facility would not conflict with or obstruct a 
state or local plan for renewable energy or energy efficiency. In addition, through compliance with 
existing regulations, the Assisted Living Facility would not result in wasteful, inefficient, or 
unnecessary consumption of energy resources during construction or operations as previously 
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identified in the 2014 Church EIR. Therefore, impacts during construction and operation of the 
Assisted Living Facility would be less than significant.  

Based on the above, no new significant energy impacts or substantial increases in previously 
identified energy impact analyzed and disclosed in the previously certified 2014 Church EIR would 
occur as a result of the project modifications. 

7.2 FORESTRY RESOURCES 

Previous EIR 

The 2014 Church EIR did not directly analyze forestry resources, as it was not a topic identified in 
CEQA Appendix G or the City’s Significance Determination Thresholds at the time. Nonetheless, this 
topic is indirectly addressed in the 2014 Church EIR considering the 2014 Church EIR addressed 
consistency with land use plans and zoning. The Church and surrounding area is not designated as 
or zoned as a forestry resource. The 2008 General Plan also does not identify forestry resources at 
the project site or in the project site vicinity. No impacts to forestry resources were identified in the 
2014 Church EIR. 

Changes in Circumstances/New Information 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is zoned AR-1-1 and is not zoned or otherwise identified by the City as a forestry resource. 
The Assisted Living Facility parcel consists of former agricultural uses and MHPA, and does not 
contain forestry resources. No impact to forestry resources would occur as a result of the Assisted 
Living Facility. 

Based on the above, no new significant forestry resource impacts or substantial increases in 
previously identified forestry resource impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

7.3 GEOLOGIC CONDITIONS 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.2, Geologic Conditions, impacts related to the 
exposure of geologic hazards were determined to be less than significant with adherence to the 
recommendations in the site specific geotechnical investigation and San Diego Municipal Code 
(SDMC). The 2014 Church EIR did not identify any faults that would cross or be in the immediate 
vicinity of the Church parcel. The 2014 Church EIR determined that there is low potential for 
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liquefaction and landslides to affect the Church parcel. Refer to the 2014 Church EIR Section 7.2 for 
additional details. 

Changes in Circumstances/New Information 

As stated in the geotechnical report prepared by Geosoils Inc., which can be found in Appendix G, 
the project site is located within Geologic Hazard Categories Area 31 (generally susceptible to 
landsliding), and Geologic Hazard Category 52 (gently sloping to steep terrain, low risk) on the City of 
San Diego Seismic Safety Study, Geologic Hazards and Faults Grid Tile 34 (City of San Diego 2008a). 
Surficial soils on the Assisted Living Facility parcel are mapped as Las Flores Loamy sand (LeC2) by 
the U.S. Department of Agriculture. The Assisted Living Facility parcel is underlain by fill and terrace/ 
paralic deposits. In addition, although not mapped, colluvial soils were encountered throughout the 
Assisted Living Facility parcel. Similar with the Church, dynamic settlement, liquefaction, surface 
fault rupture, ground lurching or shallow ground rupture, and seiche were all considered negligible 
and/or completely mitigated through location, soil characteristics, and site development procedures 
(Appendix G). 

The Assisted Living Facility would comply with the recommendations in the geotechnical 
investigation, and comply with SDMC building standards. With adherence to the geotechnical 
investigation and the SDMC, development of the Assisted Living Facility would not expose people to 
substantial geologic hazards related to landslides or subsidence. With adherence to the 
recommendations in the site-specific geotechnical investigation and SDMC, impacts related to 
geologic conditions at the Assisted Living Facility parcel would be reduced to an acceptable level of 
risk and therefore would be considered less than significant, as previously identified in the 2014 
Church EIR. 

Based on the above, no new significant geologic impacts or substantial increases in previously 
identified geologic impact analyzed and disclosed in the previously certified 2014 Church EIR would 
occur as a result of the project modifications. 

7.4 HEALTH AND SAFETY 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.3, Health and Safety, the Church parcel has been used 
for agricultural purposes but has not been otherwise developed. The Church parcel was identified as 
being located within a Very High Fire Hazard Severity Zone (City of San Diego 2021) and includes a 
wildland-urban interface along the northern, southern, and eastern Church parcel boundaries. It was 
determined that with the inclusion of fire protection features, impacts from wildfire hazard would be less 
than significant. Additionally, the 2014 Church EIR determined that no part of the Church involves the 
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handling of acutely hazardous materials, substances, or waste and no significant impacts to on-site 
or off-site areas would occur. As discussed in the 2014 Church EIR Chapter 5.1, Land Use, the Church 
parcel is not located within an Airport Influence Area, and the Church component is therefore not 
located in a potentially hazardous area with regard to aircraft. Refer to the 2014 Church EIR 
Section 7.3 for additional details. 

Changes in Circumstances/New Information 

A Phase I Environmental Site Assessment was conducted for the Assisted Living Facility parcel by 
Dudek in 2021 and can be found in Appendix B. The Assisted Living Facility parcel is primarily 
undeveloped but was occupied by a former rail car, a mobile home, and three shipping containers at 
the time of the survey completed for the preparation of Appendix B. The former rail car was located 
on the eastern border of the Assisted Living Facility parcel, the mobile home is just north of the rail 
car, and the shipping containers were north of the mobile home on the eastern border. These 
facilities were removed from the site and are no longer a part of the current existing conditions. As 
with the Church previously analyzed in the 2014 Church EIR, construction of the Assisted Living 
Facility would involve various earthmoving activities, including excavation, fill, grading, and 
compaction of soils on the Assisted Living Facility parcel that are not anticipated to expose 
hazardous contamination at the site.  

As with the Church previously analyzed in the 2014 Church EIR, during construction, standard 
best management practices (BMPs) would be applied to ensure that all construction related 
hazardous materials are handled and disposed of properly and that no hazards occur during this 
phase of the Assisted Living Facility. No part of the Assisted Living Facility involves the handling of 
acutely hazardous materials, substances, or waste. Therefore, no significant impacts to on-site or 
off-site areas would occur.  

No long-term operational impacts associated with human health, public safety, and/or hazardous 
materials are not anticipated to occur from the development of the Assisted Living Facility. As 
discussed in Section 5.5, Air Quality and Odor, the Assisted Living Facility would not result in 
significant impacts from exposure to air toxics or result in a violation of air quality standards. No 
health hazards or health risks are anticipated with the Assisted Living Facility as the site would be 
developed with an assisted living facility. Similarly, no increased risk of explosion or release of 
hazardous materials is expected with the Assisted Living Facility. Impacts related to hazardous 
material effects would be less than significant. 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is located within the City of San Diego “Official Very High Fire Hazard Severity Zone” (City of 
San Diego 2021), and includes a wildland-urban interface along the eastern project boundary. The 
potential for off-site wildfire exists, but is considered low risk based on the type of construction and 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 7.0 –EFFECTS NOT FOUND TO BE SIGNIFICANT 

El Camino Real Assisted Living Facility Project  City of San Diego 
       7-8 October 2024 

fire protection features that would be provided for all structures consistent with current Title 24 Fire 
Code (CFC). Additionally, the Assisted Living Facility includes features listed in Table 3-2 in Chapter 
3.0, Project Description, of this FSEIR that would ensure that the risk of fire spreading to the on-site 
structures is low (see Project Design Feature [PDF] FIRE-1 through PDF-FIRE-47). More specifically, as 
discussed in Section 3.3.2.5, the project will not consist of typical standard San Diego Fire-Rescue 
Department (SDFRD) Brush Management Zones (BMZ) 1 and 2 and alternative compliance would be 
required. Because the project would not achieve the City’s standard BMZ widths at the wildland-
/urban interface, the entire Assisted Living Facility site will be maintained in a BMZ 1 condition that 
will consist of an irrigated landscape area along with a paved hardscape development area surrounding 
all sides of the building to the property line/MHPA Line or 100 feet from the structure (see PDF-FIRE-
14). Specifically, BMZ 1, at the wildland/urban interface, extends from the exterior of the structure to 
between 65 and 100 feet from the northern side of the structure and consists of irrigated landscape 
areas and BMZ-equivalent hardscape areas. The project is within the Coastal Overlay Zone, which 
limits the maximum reduction of 30 feet if Zone 2. On the east side of the Assisted Living Facility 
structure, BMZ 1 extends from the exterior of the structure up to 35 feet to the MHPA line, with no BMZ 
2. Further, the proposed alternative compliance minimizes the impacts to undisturbed native and/or 
naturalized vegetation while still meeting the purpose and intent of Section 142.0412 of the City 
Code (SDMC 142.0412.i). Alternative compliance measures for the reduced modified BMZs meet the 
purpose and intent of Section 142.0412 of the City Code (SDMC 142.0412(i)), thereby minimizing the 
impacts to undisturbed native and/or naturalized vegetation and avoiding encroachment into the 
MHPA. Alternative compliance measures would include the following: (1) all windows on the north and 
east sides of the structure are required to provide exterior glazing in windows (and sliding glass 
doors) to be dual pane with both panes tempered glass; (2) the entire eastern side of the structure is 
also required to include 5/8-inch Type X fire rated gypsum sheathing applied behind the exterior 
covering or cladding (stucco or exterior siding) on the exterior side of the framing, from the 
foundation to the roof for a facade facing the MHPA open space and naturally vegetated areas (see 
PDF-FIRE-36 and PDF-FIRE-47). Furthermore, the entire development site will be required to be 
maintained as an all-irrigated low fuel BMZ 1 condition landscape with drought-tolerant, fire 
resistive plants (see PDF-FIRE-25). Plants within this zone will be routinely maintained and watered 
by an automatic irrigation system that will maintain healthy vegetation with high moisture contents 
that would prevent ignition by embers from a wildfire. A Fire Fuel Load Modeling Report (FFLMR) has 
been prepared for the project and is provided as Appendix O. The FFLMR provides both City and 
State fire and building code required elements for construction, as well as enhanced, City and state 
code-exceeding measures along the eastern side of the structure where non-conformingmodified 
BMZs occur adjacent to the MHPA. Therefore, impacts from wildfire hazard would be less 
than significant. 

As discussed in Section 5.1, Land Use, and similar to the Church parcel previously analyzed in the 
2014 Church EIR, the Assisted Living Facility parcel is not located within an Airport Influence Area, 

---
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and the project is therefore not located in a potentially hazardous area with regard to aircraft. No 
impacts associated with airport hazards would occur.  

Based on the above, no new significant health and safety impacts or substantial increases in 
previously identified health and safety impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

7.5 HYDROLOGY/WATER QUALITY 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.4, Hydrology and Water Quality, the Church included 
Source Control BMPs, Low Impact Development BMPs, and Treatment Control BMPs as required by 
the City of San Diego and described in the Water Quality Technical Report for the St. John Garabed 
Armenian Church prepared by Leppert Engineering Corporation dated July 15, 2013. Additionally, as 
described in the Drainage Study for the St. John Garabed Armenian Church prepared by Leppert 
Engineering Corporation dated July 15, 2013, runoff from the Church parcel would drain to the same 
two existing outfalls that accept runoff from the site currently. It was determined that the Church 
would result in a shift in the drainage pattern on a portion of the Church parcel, and thereby will 
increase the amount of water runoff going to one outfall along El Camino Real (outfall 1, just north 
of the proposed development), and decrease the amount of water runoff going to the other outfall 
(outfall 2, west of the Evangelical Formosan Church). The future drainage pattern at the Church 
parcel was designed to allow this shift in runoff based on the analysis conducted by Leppert 
Engineering in the Water Quality Technical Report, which indicates that outfall 1 has limited capacity. 
Additionally, it was determined that both outfalls would be exempt from hydromodification 
requirements because runoff to outfall 1 would decrease, and outfall 2 is within the San Dieguito 
River Valley, and emptying via a lined channel with proper energy dissipation within the 100-year 
flood plain is exempt from hydromodification requirements (Leppert Engineering Corporation 
2013a). Overall, the existing 21-inch public drainage pipeline that collects runoff from both outfalls 
were determined to be able to accommodate the change in runoff at the Church parcel (Leppert 
Engineering Corporation 2013b). Therefore, with implementation of the BMPs as described in the 
Water Quality Technical Report, and the minimal shift in drainage at the site described in the 
Drainage Study, the Church would not result in significant impacts related to hydrology and water 
quality. Refer to the 2014 Church EIR Section 7.4 for additional details. 

Changes in Circumstances/New Information 

A drainage study was conducted by Leppert Engineering Corporation (Appendix K), to assess the 
hydrology for the Assisted Living Facility parcel before and after implementation of the Assisted Living 
Facility. The Assisted Living Facility would result in approximately 74 percent of the developed Assisted 
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Living Facility parcel being impervious. Additionally, the Assisted Living Facility would increase runoff 
from the Assisted Living Facility parcel from a Q100 of 3.3 cfs to a Q100 of 7.0 cfs, which is attributed to 
the increase in impervious areas and runoff at the project site. The existing storm drain associated 
with the Church would accommodate the increase in runoff from the Assisted Living Facility. No 
increase in potential for erosion or damage to downstream properties is anticipated as a result of the 
3.7 cfs increase in runoff. Therefore, impacts would be less than significant. 

A Storm Water Quality Management Plan, which can be found in Appendix L, was prepared by 
Leppert Engineering Corporation in 2021 to determine the appropriate BMPs to comply with City 
water quality standards. The Assisted Living Facility would be required to prepare a Stormwater 
Pollution Prevention Plan (SWPPP) to reduce the occurrence of pollutants in surface water (see 
Compliance Measure [CM] WQ-1 in Table 3-2). The Assisted Living Facility would also be subject to site 
design BMPs to minimize hydrologic impacts from site development, and source and pollutant 
control BMPs to prevent or direct pollutants away from the Municipal Separate Storm Sewer System 
(MS4). More specifically, the project would use biofiltration for pollutant control. Source control 
BMPs would include on-site storm drain inlets, landscaping/outdoor pesticide use, and refuse areas. 
Site design BMPs would include implementing trees; conserving natural areas, soils, and vegetation; 
minimizing impervious areas and soil compaction; and landscaping with native or drought tolerant 
species (see PDF-WQ-1 in Table 3-2). The Assisted Living Facility would also be required to comply with 
all of the City’s stormwater standards, including SDMC Sections 43.0301 to 43.0312, which prohibits non-
stormwater discharges, including spills, dumping, and disposal of materials other than stormwater to the 
MS4, and reduces pollutants in discharges from the MS4 to receiving waters, to the maximum extent 
practicable, in a manner consistent with the Clean Water Act (see CM-WQ-2 in Table 3-32). Lastly, a 
Water Pollution Control Plan (WPCP) would be required and prepared for the project, per CM-BIO-5 
(see Table 3-2). With compliance of these BMPs and permit conditions, tThe Assisted Living Facility 
would have less-than-significant impacts to water quality.  

Based on the above, no new significant hydrology or water quality impacts or substantial increases 
in previously identified hydrology or water quality impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 

7.6 MINERAL RESOURCES 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.5, Mineral Resources, the Church parcel is located in 
mineral resource zone 1 (MRZ-1) and mineral resource extraction would be an incompatible use with 
the Church parcel’s current zoning and adjacent residential land use. Therefore, it was determined 
that the Church would not result in impacts to mineral resources. Refer to the 2014 Church EIR 
Section 7.5 for additional details. 
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Changes in Circumstances/New Information 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility parcel 
is categorized as Mineral Resource Zone (MRZ) 1 (Miller 1996). The City’s General Plan similarly 
designates the Assisted Living Facility parcel as MRZ-1, as indicated on Figure 3.9-1, Generalized 
Mineral Land Classification, of the City of San Diego General Plan Program Environmental Impact 
Report. MRZ-1 areas are areas where adequate information indicates that no significant mineral 
deposits are present, or where it is judged that there is little likelihood for their presence (City of 
San Diego 2008b). Additionally, as with the Church parcel previously analyzed in the 2014 Church EIR, 
the Assisted Facility parcel is not currently being used for mineral resource extraction, and mineral 
resource extraction would be an incompatible use with the parcels’ current zoning and adjacent 
residential land use. Therefore, the project would result in no impacts to mineral resources. 

Based on the above, no new significant mineral resource impacts or substantial increases in 
previously identified mineral resource impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

7.7 POPULATION AND HOUSING 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.7, Population and Housing, the Church does not 
include any housing components and would not displace any existing housing or extend public 
infrastructure to undeveloped areas. It was determined that no adverse impacts to population and 
housing are anticipated. Refer to the 2014 Church EIR Section 7.7 for additional details. 

Changes in Circumstances/New Information 

The Assisted Living Facility would provide beds and amenities to seniors. The project would not 
result in a substantial increase in population and housing stock, as it would likely serve residents 
already living in the region.. Additionally, the Assisted Living Facility would not displace any existing 
housing as the site is currently vacant. As with the Church parcel previously analyzed in the 2014 
Church EIR, the Assisted Living Facility parcel is surrounded by development to the north, south, 
and west and would not extend public infrastructure to undeveloped areas. No impacts to 
population and housing are anticipated. 

Based on the above, no new significant population and housing impacts or substantial increases in 
previously identified population and housing impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 
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7.8 PUBLIC SERVICES AND FACILITIES 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.8, Public Services and Facilities, the Church proposes a 
church and associated buildings and does not include any housing components. It was determined 
that the Church use would not generate a substantial increase in police, emergency, or fire 
protective service calls. The Church does not include a residential component and it was determined 
that the Church would not result in a substantial direct increase in demand for parks, library 
services, or school facilities. The Church was required to pay applicable development impact fees 
prior to issuance of building permits. Therefore, with the payment of all applicable fees, impacts to 
public services and facilities were determined to be less than significant. Refer to the 2014 Church 
EIR Section 7.8 for additional details. 

Changes in Circumstances/New Information 

The Assisted Living Facility proposes a 105,568 square-foot (sf) assisted living facility. The project 
would be required to pay applicable development impact fees prior to issuance of building permits. 
The project would not result in a substantial increase in population, as it would likely serve residents 
already living in the region. The addition of the proposed Assisted Living Facility is not anticipated to 
result in the need for new or expanded fire, police, library, or other public service facilities. 
Therefore, the project would not tax existing community services facilities or require construction of 
new facilities that would cause significant environmental effects. As such, the Assisted Living Facility 
would have a less than significant impact to the environment from public services.  

Based on the above, no new significant public service facility impacts or substantial increases in 
previously identified public service facility impact analyzed and disclosed in the previously certified 
2014 Church EIR would occur as a result of the project modifications. 

7.9 PUBLIC UTILITIES 

Previous EIR 

As indicated in the 2014 Church EIR Section 7.9, Public Utilities, it was determined that the Church 
would be consistent with the City’s adopted General Plan and the NCFUA with approval of the 
Conditional Use Permit (CUP), Site Development Permit (SDP), and Planned Development Permit 
(PDP). Public water and sewer lines along El Camino Real were determined to be available to serve 
the Church needs. As described in the Drainage Study for the St. John Garabed Armenian Church 
prepared by Leppert Engineering Corporation dated July 15, 2013, runoff from the Church parcel 
would drain to the same two existing outfalls that accept runoff from the Church parcel currently. 
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The Church resulted in a shift in the drainage pattern on a portion of the Church parcel, and would 
thereby increase the amount of water runoff going to one outfall along El Camino Real, and 
decrease the amount of water runoff going to the other outfall. Overall, it was determined that the 
existing 21-inch public drainage pipeline would be able to accommodate the change in runoff at the 
Church parcel (Leppert Engineering Corporation 2013b). Through the implementation of the 
Conceptual Waste Management Plan for the St. John Garabed Armenian Church, prepared by 
Leppert Engineering Corporation, recycling would be implemented to the extent possible (Leppert 
Engineering Corporation 2012). Overall, impacts to public utilities were determined to be less than 
significant. Refer to 2014 Church EIR Section 7.9 for additional details. 

Changes in Circumstances/New Information 

Waste Generation 

The Assisted Living Facility parcel is currently undeveloped. Currently, no waste is generated at the 
project site. However, the site is designated for development. The Assisted Living Facility would not 
include construction, demolition, or renovation of 1,000,000 sf or more. As discussed in the Waste 
Management Plan (WMP) prepared for the project, the Assisted Living Facility would generate 
approximately 158.35 tons of waste during construction and approximately 158.35 tons of waste per 
year during operations. Therefore, without accounting for diversion, the Assisted Living Facility 
would not generate more than 1,500 tons of solid waste materials and no direct impacts to solid 
waste would occur. However, the Assisted Living Facility proposes construction, demolition, and/or 
renovation of more than 40,000 SF, thereby exceeding the City’s threshold for cumulative solid 
waste impacts without implementation of solid waste diversion measures (WDMs). Pursuant to the 
City’s Significance Determination Thresholds, a WMP was prepared to identify waste reduction, 
recycling, and WDMs. The purpose of a WMP is to: (1) identify the potential project-related waste 
generated and diverted during demolition, construction, and operation; and (2) identify measures to 
reduce potential impacts associated with management of such waste. The WMP addresses the 
grading and construction phase, as well as the post-construction/occupancy phase of the Assisted 
Living Facility and identifies the types and projected amount of waste that would be generated, 
disposed, salvaged, and recycled, as applicable. The WMP describes the project measures and 
design features (which would comprise project conditions) that would reduce the amount of waste 
generated and how waste reduction and recycling goals would be achieved. The following discussion 
of potential solid waste generation resulting from implementation of the project and related WDMs 
is based on the WMP (Appendix M).  

The Assisted Living Facility would generate solid waste during both the construction and operational 
phases. During construction, the Assisted Living Facility would produce 158.35 tons of solid waste 
and would divert 136.22 tons. This would be an overall diversion rate of 86 percent during 
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construction. During occupancy, it is estimated that the Assisted Living Facility would generate 
approximately 158.35 tons of waste per year. The Assisted Living Facility would be required to 
comply with SDMC Section 66.0707 which requires collection of recyclable materials and food waste. 
Landscape maintenance would also include collection and disposal of green waste. Lastly, the 
Assisted Living Facility would be required to target 20 percent of solid waste to be recycled material 
and 75 percent for landfill diversion. Through compliance with solid waste measures summarized 
above, detailed in the project WMP, and included as conditions of approval for the Assisted Living 
Facility, the project’s direct and cumulative solid waste impact would be less than significant.  

Based on the above, no new significant waste generation impacts or substantial increases in 
previously identified waste generation impact analyzed and disclosed in the previously certified 2014 
Church EIR would occur as a result of the project modifications. 

Water Supply 

The Assisted Living Facility proposes the construction of a 105,568-sf assisted living facility. The 
Assisted Living Facility parcel is not currently developed but does have a water storage tank, well, 
and pump that was installed in 2014 in an attempt to maintain agricultural production on the 
Assisted Living Facility parcel. The use of the well water for agriculture was unacceptable for most 
crops because of a high concentration of particulates and cannot be used as potable water or as a 
source for landscaping water. The Assisted Living Facility parcel has no other water source on site. 
The Assisted Living Facility would connect to an existing water main along El Camino Real to the west 
of the Assisted Living Facility parcel, through a proposed connection at the southern portion of the 
site (Figure 3-5). 

Senate Bill 610 and 221 require further analysis of water demand for large projects. The Assisted Living 
Facility would not be subject to Senate Bill 610 and 221 due to the size of the project. The Assisted Living 
Facility would comply with the California building code, which would include the use of water 
conservation devices. Additionally, the Assisted Living Facility would include the use of low water, 
conserving planting areas to reduce the amount of water used for landscaping. The Assisted Living 
Facility would not result in the excessive use of water and impacts would be less than significant. 

Based on the above, no new significant water supply impacts or substantial increases in previously 
identified water supply impact analyzed and disclosed in the previously certified 2014 Church EIR 
would occur as a result of the project modifications. 

Water Service 

Water service to the Assisted Living Facility would be provided by the Utilities Department of the City of 
San Diego. As stated above, the Assisted Living Facility would connect to the existing water main 
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located along El Camino Real, through a proposed connection at the southern portion of the site 
(Figure 3-5). The Assisted Living Facility would not require the expansion of additional infrastructure as 
the area surrounding the Assisted Living Facility parcel has existing development, and impacts would 
be less than significant. 

Based on the above, no new significant physical impacts related to supplying of water service or 
substantial increases in previously identified water service impact analyzed and disclosed in the 
previously certified 2014 Church EIR would occur as a result of the project modifications. 

Sewer Service  

The Assisted Living Facility proposes the construction of a 105,568-sf assisted living facility. The 
Assisted Living Facility proposes a private sewer main connection to existing sewer lines at the 
northern part of the Assisted Living Facility parcel that would connect to the Church and eventually 
to the existing public sewer line located underneath El Camino Real. As concluded in the Sewer 
Study for El Camino Real Assisted Living Facility, prepared by Leppert Engineering Corporation in 
2021 and included in Appendix N of this FSEIR, the Assisted Living Facility would not exceed the 
capacity of the sewer. Public sewer lines are available to serve the Assisted Living Facility. The 
Assisted Living Facility would not require the expansion of additional infrastructure to obtain sewer 
service; impacts would be less than significant. 

Based on the above, no new significant physical impacts related to sewer service or substantial 
increases in previously identified sewer service impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 

Gas and Electric 

The Assisted Living Facility parcel currently has electrical lines running alongside the eastern and 
western boundaries of the Assisted Living Facility parcel. The Assisted Living Facility would include 
an emergency generator, emergency electrical equipment, and other electrical equipment to ensure 
continued electrical service to the site considering the potential need for medical equipment. The 
Assisted Living Facility is consistent with the applicable land use plans (see Section 5.1, Land Use), 
and therefore would be consistent with forecasted demand for electrical demand. No additional 
electrical service improvements are anticipated to be required to service the Assisted Living Facility. 
Impacts would be less than significant.  

Based on the above, no new significant physical impacts related to electrical facilities or substantial 
increases in previously identified electrical facility impact analyzed and disclosed in the previously 
certified 2014 Church EIR would occur as a result of the project modifications. 
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7.10 WILDFIRE 

Previous EIR 

The Church parcel was identified as being located within a Very High Fire Hazard Severity Zone (City 
of San Diego 2021) and includes a wildland-urban interface along the northern, southern, and 
eastern parcel boundaries. It was determined that with the inclusion of fire protection features, 
impacts from wildfire hazard would be less than significant. 

Changes in Circumstances/New Information 

As with the Church parcel previously analyzed in the 2014 Church EIR, the Assisted Living Facility 
parcel is located within a Very High Fire Hazard Severity Zone (City of San Diego 2021). Because the 
Assisted Living Facility parcel is located within a Very High Fire Hazard Severity Zone, the Assisted 
Living Facility would be required to implement provisions of Chapter 7A of part 2 of Title 24 of the 
California Building Code Standards, such as ignition resistant construction materials. Additionally, 
the Assisted Living Facility would include brush management zones as required by SDMC Section 
142.0412. As shown in Figure 3-6 and as discussed in Section 7.4, above, the project will not consist 
of typical standard SDFRD BMZ 1 and 2 and alternative compliance would be required. Based on the 
project’s site, land ownership, adjacent to mapped MHPA and wetland buffer areas, and grading 
plans, the project would not achieve the City’s standard BMZ widths at the wildland-/urban interface, 
towards the east and north of the Assisted Living Facility. Therefore, an FFLMR was prepared for the 
Assisted Living Facility and included as Appendix O. Per the FFLMR, the entire Assisted Living Facility 
site will be maintained in a Zone 1 condition that will consist of an irrigated landscape area along with a 
paved hardscape development area surrounding all sides of the building to the property line/MHPA 
Line or 100 feet from the structure (see PDF-FIRE-14). Specifically, BMZ 1 at the wildland/urban 
interface extends from the exterior of the structure to between 65 and 100 feet from the northern side 
of the structure, consisting of irrigated landscape areas and BMZ-equivalent hardscape areas. The 
project is within the Coastal Overlay Zone, which limits the maximum reduction of 30 feet if Zone 2. 
On the east side of the Assisted Living Facility structure, BMZ 1 extends from the exterior of the structure 
up to 35 feet to the MHPA line, with no BMZ 2. Alternative compliance measures for the reduced 
modified BMZs meet the purpose and intent of Section 142.0412 of the City Code (SDMC 
142.0412(i)), thereby minimizing the impacts to undisturbed native and/or naturalized vegetation 
and avoiding encroachment into the MHPA. Alternative compliance measures would include the 
following: (1) all windows on the north and east sides of the structure are required to provide 
exterior glazing in windows (and sliding glass doors) to be dual pane with both panes tempered 
glass; (2) the entire eastern side of the structure is also required to include 5/8-inch Type X fire rated 
gypsum sheathing applied behind the exterior covering or cladding (stucco or exterior siding) on the 
exterior side of the framing, from the foundation to the roof for a facade facing the MHPA open 
space and naturally vegetated areas (see PDF-FIRE-36 and PDF-FIRE-47). Furthermore, the entire 

---
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development site will be required to be maintained as an all-irrigated low fuel BMZ 1 condition 
landscape with drought-tolerant, fire resistive plants (see PDF-FIRE-25). Plants within this zone will 
be routinely maintained and watered by an automatic irrigation system that will maintain healthy 
vegetation with high moisture contents that would prevent ignition by embers from a wildfire. The 
FFLMR provides both City and State fire and building code required elements for construction, as 
well as enhanced, state and City code-exceeding measures along the eastern side of the structure 
where non-conformingmodified Brush Management Zones occur adjacent to the MHPA. With the 
implementation of the alternative compliance requirements outlined in the FFLMRM, the Assisted 
Living Facility is expected to reduce risks to future occupants of the Assisted Living Facility and would 
not exacerbate wildfire risks. In addition, per the FFLMR (Appendix O), the project site access and 
roadways will comply with City code requirements and be consistent with the most current CFC.  

Finally, as part of the project licensing requirements and associated approvals prior to site 
occupancy, the project would be required to submit an Emergency and Disaster Plan outlining the 
facility’s response to a variety of emergency events, including wildfire. The Emergency and Disaster 
Plan as required per project licensing review is provided as Appendix Q. Therefore, for reasons 
stated above, the Assisted Living Facility would not interfere with the County of San Diego Multi-
jurisdictional Hazard Mitigation Plan (County of San Diego OES 2018) and the Emergency Operations 
Plan (Unified San Diego County Emergency Services Organization and County of San Diego 2018). 
Impacts related to wildfire risks are expected to be less than significant.  

Analysis of Wildfire Risk - New Development  

Humans (i.e., human related activities or human created features, services (i.e., powerlines and 
electrical equipment), or processes) are responsible for the majority of California wildfires (Syphard et 
al. 2007, 2008; Romero-Calcerrada et al. 2008). Certain human activities result in sparks, flames, or 
heat that may ignite vegetative fuels without proper prevention measures in place. In addition to these 
ignition sources, roadways are a particularly high source of wildfire ignitions due to high usage and 
vehicle-caused fires (catalytic converter failure, overheated brakes, dragging chains, tossed cigarette, 
and others) (Romero-Calcerrada et al. 2008)). In Southern California, the population living at, working 
in, or traveling through the wildland urban interface provides an opportunity for ignitions. However, it 
is a relatively rare event when they cause a wildfire, and an even rarer event when a wildfire escapes 
initial containment efforts. Approximately 90 to 95 percent of wildfires are controlled below 10 acres 
(CAL FIRE 2019).  

Research indicates that the type of contained development project like the El Camino Real Assisted 
Living Facility Project, are not associated with increased vegetation ignitions. Syphard and Keeley 
(2015) summarize all wildfire ignitions included in the CALFIRE Fire and Resource Assessment 
Program (FRAP) database dating back over 100 years. They found that equipment-caused fires were 
by far the most numerous – and these also accounted for most of the area burned – followed closely 
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by the area burned by above-ground powerline fires. Ignitions classified as equipment caused 
frequently resulted from exhaust or sparks from power saws or other equipment with gas or 
electrical motors, such as lawn mowers, trimmers or tractors and associated with lower density 
housing. In San Diego County, and in areas like the open space areas near the Project site, ignitions 
were more likely to occur close to roads and structures, and at intermediate density land uses and 
structure densities.  

As Figures 7-1 through 7-3 illustrate, new development directly influences susceptibility to fire 
because in high density projects, there is one interface (the Project perimeter) with the wildlands 
whereas lower density development creates more structural exposure to wildlands, less or no 
ongoing landscape maintenance (an intermix rather than interface), and consequently more 
difficulty for limited fire resources to protect well-spaced buildings. The intermix includes 
development amongst the unmaintained fuels whereas the proposed Project converts all fuels 
within the footprint and provides a wide, managed fuel modification zone and code-exceeding 
mitigations, separating the building from unmaintained fuel and creating a condition that makes 
defense easier. Syphard and Keeley go on to state that “The WUI, where housing density is low to 
intermediate is an apparent influence in most ignition maps,” further enforcing the conclusion that 
lower density housing/development poses a higher ignition risk than higher density development. 
They also state that “Development of low-density, exurban housing may also lead to more homes 
being destroyed by fire” (Syphard et al. 2013). A wildland urban intermix area already exists south 
and east of the Project, dominated by older, more fire-vulnerable structures, likely constructed 
before stringent fire code requirements were imposed, with varying levels of maintained fuel 
modification buffers. As discussed in detail within the FFLMR, the Project site is a planned ignition 
resistant facility designed to include professionally managed and maintained fire protection 
components, and modern fire code compliant safety features that will greatly reduce the hazard of 
fire spreading from the wildlands to the Project or from the Project to the adjacent wildlands. The 
conversion of the land within the current Project footprint to the proposed condition will result in an 
ignition-resistant structure and project perimeter. Therefore, the development of the Project would 
not be expected to materially increase the risk of vegetation ignitions and would rather be expected 
to have reduced ignition potential compared to the adjacent area’s current condition of low-density 
residential development.  
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Figure 7-1. Example higher density development. Homes are ignition resistant and excludes readily 
ignitable vegetative fuels throughout and provides a perimeter fuel modification zone. This type of 
new development requires fewer fire resources to defend and can minimize the likelihood of on-site 
fires spreading off-site. 

 

Figure 7-2. Example of “moderate density” development. Homes are located on larger properties 
and include varying levels of ignition resistance and landscape / fuel modification provision and 
maintenance. This type of development results in a higher wildland exposure level for all homes and 
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does not provide the same buffers from wildfire encroaching onto the site, or starting at a structure 
and moving into the wildlands as a higher density project.  

 

Figure 7-3. Example of “lower density” development. Homes are interspersed amongst wildland 
fuels, are of varying ages, and include varying levels of fuel modification zone setbacks. Homes are 
exposed on most or all sides by flammable vegetation and properties rely solely on owners for 
maintenance, are often far distances from the nearest fire station, and have minimal buffer from on-
site fire spreading to wildlands. 
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Moreover, frequent fires and lower density housing growth may lead to the expansion of highly 
flammable exotic grasses that can further increase the probability of ignitions (Keeley et al. 2012). This 
is not the case with the Proposed Project as the landscape areas shall be managed and maintained to 
remove exotic fuels that may establish over time consistent with Compliance Measure CM-BIO-1 for 
the Project. CM-BIO-1 is required for Project compliance with the City of San Diego Multiple Habitat 
Planning Area (MHPA) Land Use Adjacency Guidelines (City of San Diego 1997). 

As discussed above, research indicates that it is less likely for higher density developments to be 
impacted by wildfires than lower density developments. The same protections that starve wildfire of 
fuels and minimize or prevent wildfire from transitioning into a contained, fuel-converted Project, 
such as this Project, also serve to minimize or prevent on-site fires from transitioning into the 
wildlands. Customized project Brush Management Zones are crucial as the strategic design and 
placement of fuels treatments can disrupt or slow fire spread, reduce fire intensity, and facilitate fire 
suppression within a landscape (Braziunas et al., 2021). This is true regardless of the direction a 
vegetation fire may be burning – whether toward a development and/or community or from within a 
development and/or community. The risk of a structure being destroyed is significantly lower when 
defensible space/BMZs are implemented on both shallow and steep properties (Syphard et al., 
2014). Even if just half the landscape is treated, the percentage of structures exposed to fire can 
decrease from 51% to 16% (Braziunas et al., 2021). Moreover, when BMZs are designed properly, 
they not only protect structures but also the surrounding environment. For example, when the 
Tahoe Basin experienced the Angora Fire in 2007, fuel treatments had the dual effect of saving 
homes and increasing forest survival. (Safford et al., 2009.) In areas where fuel management had 
been carried out prior to the Angora Fire, home loss was significantly reduced in the adjacent 
community and 85% of the trees survived, as compared to the 22% that survived in untreated areas. 
(Safford et al., 2009.) Fuel management treatments also facilitated the ecological benefit of reduced 
fire severity, including higher post-fire soil litter cover, higher herbaceous plant cover, higher 
diversity, and lower levels of invasive beetles. (Safford et al., 2009.) At a minimum, managing 
defensible space can reduce risk across multiple scales by damping fire risk, reducing the impact of 
fire, and in turn reducing annual fire risk. (Braziunas et al., 2021.)  

Further, the requirement that the Assisted Living Facility structure will include the installation of an 
automatic interior fire sprinkler system in accordance with (CM-FIRE-2) significantly reduces the 
likelihood that a building fire spreads to the point of flashover, where a structure will burn beyond 
control and produce embers. The NFPA 13 automatic sprinkler system will be installed in accordance 
with Section 903.3.1.1 (including subsections 903.3.1.1.1 and 903.3.1.1.2) of the 2019 CFC. Interior 
sprinklers are very efficient, keeping fires to the room of origin, or extinguishing the fire before the 
responding firefighters arrive. Similarly, the irrigated brush management zones are positioned 
around the perimeter of the facility. Irrigated zones include plants with high internal moisture and 
spacing between plants and plant groups that 1) make it difficult to ignite and 2) make it difficult for 
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fire to spread plant to plant. Further, much of the project area will be converted to non-combustible 
paved surfaces where no fires can ignite or spread. Lastly, the additional humans on the site result 
in fast detection of fires and fast firefighter response, a key in limiting the growth of fires beyond the 
incipient stage. 

Off-site Wildfire Impacts 

It is a relatively rare event when a wildfire occurs, and an even rarer event when a wildfire escapes 
initial containment efforts. Approximately 90 to 95% of wildfires are controlled below 10 acres (CAL 
FIRE 2019). Studies (Keeley & Syphard 2018; Syphard et al. 2007; Syphard & Keeley 2015) show the 
ignition resistance and fire safety awareness of the Project and its population influences the 
likelihood of fire ignitions and the potential for fire to spread off-site into adjacent wildland fuels and 
negatively impact existing communities. As the research indicates, humans can drive wildfire ignition 
risk, but not discussed, they can also reduce it. When fire protection is implemented at the parcel 
level and leverages ignition resistant building materials, infrastructure improvements, and landscape 
design, the wildfire risk can be significantly reduced in the surrounding environment (Newman et al., 
2013). When wildfire is planned for and incorporated into the building design, such as with the 
Project, it can not only withstand wildfire, but prevent it. This prevention benefits the Project and the 
surrounding areas by reducing the landscape level fire risk. Further, given the Project’s multi-scaled 
approach to fire protection, the Project would be not be a substantial source of ignitions or result in 
increased off-site impacts related to wildfire, as discussed herein. 

Common on-site or nearby ignition sources in southern California are related to overhead 
powerlines and vehicles (Keeley & Syphard, 2018). Powerlines-based ignitions are a concern with 
respect to off-site wildfire impacts. The remaining highest likelihood of vegetation ignitions in the 
Project area would be related to existing roadways such as El Camino Real to the west and the 
interior roadways of the community to the south. However, as the site plan shows, the Project 
provides for an all-irrigated landscape and non-combustible hardscape areas throughout the 
development site, which will be well-maintained with drought-tolerant, fire-resistant plant species 
(PDF-FIRE-2). Ongoing maintenance of these irrigated landscapes will continue in perpetuity as part 
of the Project. These efforts reduce or minimize the ability for an on-site or nearby vehicle related 
spark, catalytic converter failure, or other ignition source to ignite and spread fire from the 
roadsides towards the Project. Furthermore, the existing roadways leading to the Project site are 
generally devoid of easily ignitable vegetation, reducing the overall fire risk. The Project does not 
propose or require the addition of new roadways into the Project site. 

Regarding other potential on-site ignition sources, all fire pit and BBQ areas are proposed as 
propane/natural gas only (no wood-burning), and would be located on non-combustible surfaces; no 
wood-burning fire places or BBQ areas will be allowed on-site. Per assisted living facility standards, 
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no smoking is permitted on the grounds and Conditions of Approval require posting of No Smoking 
signage throughout the outdoor areas of the Project to ensure all residents and visitors are aware of 
this restriction. Through Project design and measures contained in this report, impacts would not 
rise to the level of significance. The Project is not expected to significantly increase the already 
known fire risk associated with existing roads and in fact the Project- and road-adjacent brush 
management along El Camino Real would aid in reducing the preexisting risk. Interior roadways such 
as the driveways, parking and loading areas, and the fire access lane are also not expected to result 
in significant vehicle ignitions. The on-site roadways would comply with all fire department access 
requirements and be encompassed by the ignition-resistant construction of the building, non-
combustible paved surfaces, and irrigated landscaping. Therefore, even if ignition were to occur on 
the Project interior roadways it is highly unlikely, and less likely than current conditions, that it would 
spread beyond the Project site due to the level of hardscape and the adjacent BMZ areas. 

Reducing WUI exposure can address protection of a wide range of highly valued resources and can 
offer protection to critical resources, habitat communities, and landscapes (Scott et al., 2016). 
Despite the potential for more frequent fire ignitions from developments, when developments are 
planned accordingly, such as the Project, the fuel availability and fuel continuity decrease, while the 
probability of fire suppression increases (Fox et al., 2018). This is a result of planned alterations to 
fuel, increased ignition- resistant construction, enhanced fire protection features, higher wildfire risk 
awareness, and maintenance of fire protection features. The dual benefit of building a fire-hardened 
project, like the El Camino Real Assisted Living Facility, is that the same features that protect the 
development from a wildfire also play a significant role in protecting wildlands and surrounding 
areas from Project-related fires. 

Fire Safety Goals: Construction, Operation and Decommissioning  

The primary fire safety goals are to address the identified ignition sources and risks so that the 
personnel involved with constructing, operating and final decommissioning of the Project have 
clearly defined protocols and procedures for reducing fire risk and maintaining a fire safe worksite. 
Among the goals developed for the Project site are: 

• Prevent/minimize fires during construction, operation, and decommissioning. 
• Provide a safe worksite for all employees, contractors, visitors, and emergency personnel. 

• Prevent shock to emergency responders, workers, and unauthorized trespassers. 

• Prevent arcing or sparking, which could ignite vegetation on site. 
• Prevent or minimize dollar loss to the equipment. 

• Prevent or minimize potential for a fire starting on site to spread off site. 

• Provide water, appropriate fire extinguishers and access for firefighters. 
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• Provide adequate signage and shut off devices to stop power feed into power lines in the event 
of a line failure, or fire in right of way. 

• Provide water trucks equipped with fire extinguishers, hoses, shovels, and Pulaski’s when work 
involves the use of chainsaws, chippers, vegetation masticators, grinders, drill rigs, tractors, 
torches, and/or explosives. 

• Provide the ability to report a fire or other emergency to 9-1-1 without delay and to make 
contact with internet websites and personnel. 

• Report all fire ignitions, regardless of size, to the SDFRD. 

Project Specific Risk Summary  

Fire Risk 

Fire risks must be assessed based upon the potential frequency (probability of an incident occurring) 
and consequence (potential damage should an event occur). The evaluation of fire risks must take 
into account the frequency and severity of fires and other significant incidents. This includes 
common risks and heightened sources of risk. 

Common risks that result in emergency calls include accidental injuries (residential, vehicle, other), 
medical related incidents including heart attacks, strokes and other serious conditions and illnesses, 
accidental vegetation fires, and occasional structure fires. The study area also includes a major 
transportation corridor risk category that has a higher occurrence rate than commonly realized in 
other areas. Vehicle related incidents along El Camino Real may result in higher levels in the Project 
area. Roadside fires are also a significant risk with spread into the adjacent wildlands possible.  

Among the listed potential causes of fire incidents involving construction of the Assisted Living 
Facility that are relevant for this study are: 

• Explosion/Arcs, arc flashing, electrical shorts, sparking, motor or other machinery fire, wiring 
and harnessing fire, overheated junction boxes, rodents chewing on wires and causing arcing, 
etc. 

• Collapse of supporting structure causing electrical shorts and fire. 
• Overgrown vegetative fuel. 

• Equipment and supplies storage. 

• Trash cans, smoking areas, and other combustible storage around construction sites. 

The Project’s fire risks are associated with the following: 

Construction Phase Risks 

• Earth-moving equipment – create sparks, heat sources, fuel, or hydraulic leaks, etc. 
• Chainsaws – may result in vegetation ignition from overheating, spark, fuel leak, etc.  
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• Vehicles – heated exhausts/catalytic converters in contact with vegetation may result in ignition. 

• Welders – open heat source may result in metallic spark encountering vegetation. 
• Woodchippers – include flammable fuels and hydraulic fluid that may leak and spray onto 

vegetation with a hose failure. 

• Compost piles – large piles that are allowed to dry and are left on-site for extended periods 
may result in combustion and potential for embers landing in adjacent vegetation. 

• Grinders – sparks from grinding metal components may land on a receptive fuel bed. 

• Torches – heat source, open flame, and resulting heated metal shards may encounter vegetation. 
• Dynamite/blasting – if necessary, blasting may cause vegetation ignition from open flame, 

excessive heat or contact of heated material on dry vegetation. 

• Other human-caused accidental ignitions – ignitions related to discarded cigarettes, 
matches, temporary electrical connections, inappropriately placed generators, poor 
maintenance of equipment, and others. 

Existing law already requires a “Site-Specific Safety Manual” and “Fire Protection Plan” to prevent 
onsite ignitable sources during construction under Cal/OSHA 1910.39 and California Fire Code (CFC) 
Chapter 33. Like all projects, the Project is required to be constructed in a manner follows all existing 
laws and regulations. Here, consistent with Cal/OSHA 1910.39 and California Fire Code (CFC) Chapter 
33, the City has taken the extra step to condition that all construction permit plans include a note 
requiring the construction Contractor to institute the following prevention measures:  

Fire Prevention Measures for all Construction Activities: 

• Minimize combustible and flammable materials storage on site. 

• Store any combustible or flammable materials that need to be on site away from ignition sources.  

• Clear parking areas shall be cleared of all grass and brush by a distance of at least 10 feet. 
• Keep evacuation routes free of obstructions. 

• Label all containers of potentially hazardous materials with their contents and stored in the 
same location as flammable or combustible liquids. 

• Perform “hot work” according to fire safe practices in a controlled environment and with fire 
suppression equipment at the job site. A fire watch person (Fire Patrol), with extinguishing 
capability (e.g., fire extinguishers), should be in place for all ‘Hot Work” activities during 
construction. Ensure hot work adheres to the guidelines provided. 

• Dispose of combustible waste promptly and according to applicable laws and regulations. 

• Report and repair all fuel leaks without delay. 
• Do not overload circuits or rely on extension cords where other options would be safer. 

• Turn off and unplug electrical equipment when not in use. 
• Direct contractors on site to restrict use of chainsaws, chippers, vegetation masticators, 

grinders, drill rigs, tractors, torches, and explosives to outside during RFW. When the 
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above tools and equipment are used, water trucks (4,000-gallon capacity) equipped with 
hoses, shovels, Pulaski’s, and McLeod’s shall easily be accessible to personnel. 

• Equip all construction-related vehicles with a 10-pound 4A:80 BC Dry Chemical Fire 
Extinguisher, a 5-gallon backpack pump or water fire extinguisher, a 46-inch round point 
shovel, and a first-aid kit. 

• When an evacuation has been called, all site personnel will gather at the designated 
assembly area and the SSO will account for all personnel. Once all personnel are accounted 
for, the vehicles will safely convoy from the site to safe zones, which are generally areas off-
site away from the threat. 

• Fire Prevention Measures for Consultants/Contractors: 

o Vehicles equipped with fire prevention equipment: 

o 10-pound, 4A:80BC dry chemical fire extinguisher. 
o 46-inch round point shovel. 

o 5-gallons of water or a 5-gallon water backpack. 

o First-aid kit. 
• No driving (cars, trucks, ATVs or similar) over unmaintained and dry vegetation. 

• Vehicles can be parked a minimum of 10 feet from any vegetation if the vehicle is parked in 
an area devoid of any vegetation. 

• Site activities limited during Red Flag Warning Weather periods; stay alert to fire and weather 
conditions and evacuate employees, if safe to do so. 

• Consultants/Contractors will conduct operations safely to limit the risk of fire. 
• Hot Work shall adhere to the guidelines provided below in Section 7.5. 

• During significant emergency situations, an evacuation notice may be issued by the site 
manager/supervisor or SSO. When an evacuation has been called, all consultant or contractor 
employees will gather at the designated assembly area and the SSO will account for all 
personnel. Once all employees are accounted for, the vehicles will safely convoy from the site 
to safe zones, which are generally areas off-site away from the threat. 

El Camino Real Assisted Living Project Risk Rating 

The estimated risk associated with the El Camino Real Assisted Living Project site is low to moderate 
during construction and decommissioning and low during operation, based on the successful 
application of risk reduction measures listed below and the fire environment in the landscape that 
includes sparse fuels.  

The active construction phase results in higher potential for fires. Hot works, vegetation clearing, and 
other activities that may result in flame or heat sources can ignite vegetation, especially if non-native 
grasses have established and cured. Although there will be a potential for structural/equipment fires and 
wildfires, the risk is considered less than significant as indicated by the low historic fire occurrence in 
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similar development Projects and the requirement to follow the Project’s permit conditions and 
Cal/OSHA 1910.39 and California Fire Code (CFC) Chapter 33.  

Site-Wide Risk Reduction Measures 

The Project would be conditioned to provide a “Site-Specific Safety Manual” and “Fire Protection 
Plan” that addresses onsite ignitable sources as required by Cal/OSHA 1910.39 and California Fire 
Code (CFC) Chapter 33. The Site-Specific Safety Manual and Fire Prevention Plan is to be posted 
onsite and would include the following prevention measures, as appropriate, during each phase of 
the project (construction, operation and maintenance and decommissioning) to reduce the risk of 
ignitions. These measures will be enforced through the Site Safety Officer (SSO) and ongoing worker 
safety training via the Site-Specific Safety Manual and Fire Prevention Plan as noted on all 
construction plans: 

• Fire rules shall be posted on the project bulletin board at the contractor’s field office and areas 
visible to employees. This shall include all consultants, contractors, and subcontractors if more 
than one.  

• Fires ignited on site shall be immediately reported to SDFRD. 

• The engineering, procurement, and construction contracts for the project shall clearly state 
the fire safety requirements that are the responsibility of any person who enters the site. 

• All internal combustion engines used at the Project site shall be equipped with spark arrestors 
that are in good working order.  

• Once initial two-track roads have been cut, light trucks and cars shall be used only on 
roads where the roadway is cleared of vegetation. Mufflers on all cars and light trucks shall 
be maintained in good working order. 

• During construction, the Project will be equipped with at least one and up to three water trucks 
each of 4,000-gallon capacity. Each truck will be equipped with 50 feet of 0.25-inch fast 
response hose w/fog nozzles. Any hose size greater than 1 ½” shall use National Hose (NH) 
couplings. 

• A cache of shovels, McLeod’s, and Pulaski’s shall be available at staging sites. The amount of 
equipment will be determined by consultation between SSO and SDFRD. Additionally, on-site 
pickup trucks will be equipped with first-aid kits, fire extinguishers and shovels. Contractor 
vehicles will be required to include the same basic equipment. 

• Equipment parking areas and small stationary engine sites shall be cleared of all 
extraneous flammable materials. 

• The on-site contractor shall try to restrict use of chainsaws, chippers, vegetation masticators, 
grinders, drill rigs, tractors, torches, and explosives during RFW conditions. When the above 
tools and equipment are used, water trucks equipped with hoses, shovels, McLeod and Pulaski 
shall be easily accessible to personnel. 

• A fire watch (person responsible for monitoring for ignitions) will be provided during hot works 
and shall monitor for a minimum of 30 minutes following completion of the hot work activities.  
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• Smoking shall not be in wildland areas and within 50 feet of combustible materials storage 
and shall be limited to paved areas or areas cleared of all vegetation.  

• Each project construction site (if construction occurs simultaneously at various locations) shall 
be equipped with fire extinguishers and firefighting equipment sufficient to extinguish small 
fires.  

• The on-site contractor or Project staff shall coordinate with the SDFRD to create a training 
component for emergency first responders to prepare for specialized emergency incidents that 
may occur at the Project site. 

• Construction workers at the site shall receive training on the proper use of firefighting 
equipment and procedures to be followed in the event of a fire. Training records shall be 
maintained and be available for review by the SDFRD. 

Site-Wide Daily Fire Prevention Measures 

To limit the risk of fires, all site staff, employees, and contractors shall take the following precautions 
as provided in the Site-Specific Safety Manual and Fire Prevention Plan, required as a condition of 
approval for the Project and as noted on all construction plans: 

• Fire safety shall be a component of daily tailgate meetings. Foremen will remind employees of 
fire safety, prevention, and emergency protocols daily.  

• No Smoking will be allowed on site except in designated safe smoking areas which include 
cleared area with no combustible vegetation or materials and approved butt receptacles 
(noncombustible containment of cigarette butts). Smoking inside closed vehicles at the site 
may be allowed in designated areas away from vegetation, at the discretion of the SSO. 

• Combustible materials will be stored in areas away from native vegetation. Whenever 
combustibles are being stored in the open air, the SSO shall be informed of the situation. 

• Evacuation routes shall be maintained free of obstructions. Unavoidable evacuation route 
blockages shall be coordinated such that a secondary route is identified and available. 

• Disposal of combustible waste in accordance with all applicable laws and regulations. 

• Use and store flammable materials in areas away from ignition sources. 
• Proper storage of chemicals, such that incompatible (i.e., chemically reactive) substances 

would be separated appropriately, shall be required. 
• Performance of hot work (i.e., welding or working with an open flame or other ignition sources) 

in controlled areas under the supervision of a fire watch shall be required. Hot work permits 
are required and will be reviewed and granted by the SSO for all hot work. 

• Equipment shall be kept in good working order by inspecting electrical wiring and appliances 
regularly and maintaining motors and tools free of excessive dust and grease. 

• Immediate reporting of fuel or petroleum leaks shall be required. The site mechanic shall 
ensure that all leaks are repaired immediately upon notification. 

• Immediate repair and cleanup of flammable liquid leaks shall be required. 
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• Extension cords shall not be relied on if wiring improvements are needed, and overloading of 
circuits with multiple pieces of equipment shall be prohibited. 

• Turning off and unplugging electrical equipment when not in use. 

Fire Prevention/Protection System Maintenance 

A Site Safety Officer (or trained specialist, when necessary) will ensure that fire suppression and 
related equipment is maintained according to manufacturers' specifications. National Fire Protection 
Association (NFPA) guidelines shall be implemented for specific equipment.  

As noted on the construction permit plans, the following equipment is subject to ongoing 
maintenance, inspection, and testing procedures: 

• Portable fire extinguishers; 

• Fire alarm and suppression systems; 

• Water trucks and associated equipment; and 
• Emergency backup generators/systems and the equipment they support. 

Hot Work 

These requirements are primarily from California Fire Code (CFC) Chapter 35, Welding and other Hot 
Work, and NFPA 51B, Fire Prevention During Welding, Cutting and other Hot Work. Hot work is 
defined in the CFC as operations involving cutting, welding, thermit welding, brazing, soldering, 
grinding, thermal spraying, thawing pipe, or other similar operations. Hot work areas are defined as 
the areas exposed to sparks, hot slag, radiant heat, or convective heat because of the hot work. 

A Hot Work Permit shall be obtained for all hot work regardless of location from the SSO, following 
guidelines from the VFD. The SSO will require hot work to be done per requirements in NFPA 51B 
and the CFC Chapter 35. 

Hot work shall only be done in fire safe areas designated by the SSO and shall comply with the 
following as noted on all construction permit plans: 

• All personnel involved in Hot Work shall be trained in safe operation of the equipment by the SSO. 
This will include providing training at “tailgate safety meetings”. They shall also be made aware of 
the risks involved and emergency procedures, such as how to transmit an alarm and who is 
responsible to call 9-1-1. 

• Signage required in areas where workers may enter indicating “Caution; Hot Work in progress; 
Stay Clear” would be posted on site. 

• Hot work would not be done on any containers which contain or have contained flammable 
liquids, gases, or solids until containers have been thoroughly cleaned, purged, or inerted. 
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• A dry chemical fire extinguisher with a minimum rating of 4A:80BC, a 5-gallon backpack pump or 
water fire extinguisher, and a 46-inch round point shovel, shall be readily accessible within 25 feet 
of hot work area. 

• The safety manager shall inspect the hot work area before issuing a permit and shall 
then make daily inspections. 

• Welding and cutting would comply with 2022 CFC Chapter 35- welding and Hot Work. 
• Electric arc hot work would comply with CFC Chapter 35. 

• Piping manifolds and Hose Systems for Fuel Gases and Oxygen would comply with CFC Section 
3509. 

• Cylinder use and storage shall comply with 2022 CFC Chapter 53, “Compressed Gases.” 

• Equipment would be approved by SDFRD, including torches, manifolds, regulators, or 
pressure reducing valves, and any acetylene generators. 

• Personal Protective Clothing would be selected to minimize the potential for ignition, burning, 
trapping hot sparks, and electric shock. 

• A fire watch will be in place for a minimum of 30 minutes, or longer as considered necessary 
by the SSO, following any hot work. 

• Any ignitions would be immediately extinguished (as possible) by site personnel and the 
fire department would be notified of the incident. 

• The SSO shall have the responsibility to assure safe Hot Work operations and shall have the 
authority to modify hot work activities associated with construction and/ maintenance 
activities, and to exceed the requirements in NFPA 51B and 2022 CFC, to the degree necessary 
to prevent fire ignition. Workers must be trained on the hot work information and criteria in 
this report. 

Based on the above, and with implementation of the requirements outlined in the FFLMR, no new 
wildfire impacts or substantial increases in previously identified wildfire impact analyzed and disclosed 
in the previously certified 2014 Church EIR would occur as a result of the project modifications.   
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CHAPTER 8.0 MANDATORY DISCUSSION AREAS 

This section discusses other issues for which the California Environmental Quality Act (CEQA) 
requires analysis in addition to the specific issue areas discussed in Chapter 5.0, Environmental 
Analysis. These additional issues include (1) significant effects which cannot be avoided, (2) 
significant irreversible environmental changes which cannot be avoided in the project is 
implemented, and (3) growth-inducing impacts. 

8.1 SIGNIFICANT EFFECTS WHICH CANNOT BE AVOIDED 

Section 15126.2 of the CEQA Guidelines requires a discussion of significant environmental effects 
which cannot be avoided if the project is implemented (14 CCR 15000 et seq.). In Chapter 5.0 of this 
Final Subsequent Environmental Impact Report (FSEIR), the project’s impacts were analyzed to 
determine if the project would cause significant impacts in each issue area. Where significant impacts 
were identified, mitigation measures were developed that would reduce impacts to less than 
significant. The analysis for the 2014 St. John Garabed Armenian Church Project Final Environmental 
Impact Report (2014 Church EIR) found that both direct and cumulative impacts associated with visual 
effects and neighborhood character would be significant and unavoidable. The addition of the 
proposed El Camino Real Assisted Living Facility (Assisted Living Facility) would not result in any 
additional significant effects which cannot be avoided.  

Table ES-1 summarizes the project’s significant environmental impacts and mitigation measures that 
would reduce impacts to below a level of significance. Chapter 10.0 of this FSEIR is the Mitigation 
Monitoring and Reporting Plan that lists the project-specific mitigation measures that would reduce 
impacts to below a level of significance.  

8.2 SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES WHICH 
CANNOT BE AVOIDED IF THE PROJECT IS IMPLEMENTED 

CEQA Guidelines Section 15126.2(d) requires the evaluation of (14 CCR 15000 et seq.):  

[u]ses of nonrenewable resources during the initial and continued phases of the 
project [that] may be irreversible since a large commitment of such resources makes 
removal or non-use thereafter unlikely. Primary impacts and, particularly, secondary 
impacts (such as a highway improvement which provides access to a previously 
inaccessible area) generally commit future generations to similar uses. Also 
irreversible damage can result from environmental accidents associated with the 
project. Irretrievable commitments of resources should be evaluated to assure that 
such current consumption is justified. 



SCH NO. 2013071043; PRJ-675732 
FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 8 – MANDATORY DISCUSSION AREAS 

El Camino Real Assisted Living Facility Project  City of San Diego 
       8-2 October 2024 

The predominant irreversible environmental change that would occur as a result of project 
implementation would be the planned commitment of land resources to urban/developed uses. The 
project would irreversibly alter the previously graded vacant site to an assisted living facility for the 
foreseeable future. This would constitute a permanent change. Once construction occurs, reversal 
of the land to its original condition is highly unlikely. Other permanent changes would include more 
traffic, and an increased human presence in the area. Irreversible commitments of energy resources 
would occur with the project. These resources would include electricity, natural gas, potable water, 
and building material. 

As discussed in Section 5.2, Agricultural Resources, the Assisted Living Facility parcel is designated as 
Farmlands of Local Importance by the DOC Farmland Mapping and Monitoring Program. However, due 
to high cost of water; well water quality issues; site constraints, such as the presence of MHPA lands; 
limited access to the site; and conformance with requirements, such as the need to adhere to the City’s 
Land Use Adjacency Guidelines, the site is no longer viable for agricultural use. Therefore, the Assisted 
Living Facility would result in less than significant impacts to agricultural uses. The eastern portion of the 
Assisted Living Facility site is designated as MHPA lands. The Assisted Living Facility would result in 
potentially significant indirect impacts (Impact BIO-1) to the following special- status birds: 
California horned lark (Species of Special Concern), yellow warbler (Species of Special Concern), least 
Bell’s vireo (federally and state-listed as endangered, MSCP-covered species), and white-tailed kite 
(CDFW Protected and Fully Protected Species) nesting. However, Mitigation Measure (MM) BIO-1 
and MM-BIO-2 would be implemented to reduce impacts to less than significant with mitigation. 
Refer to Section 5.4, Biological Resources, for additional details. 

Although no known significant cultural resources were identified at the Assisted Living Facility site, 
construction of the Assisted Living Facility could result in potential impacts to unknown 
subsurface cultural resources. In the event that an unknown, intact archaeological material or 
burial-related items are encountered during project construction, the potential disturbance to 
the site would be a potentially significant impact (Impact CR-1). MM-CUL1 would be 
implemented to reduce impacts to less than significant with mitigation.  

Lastly, because the Assisted Living Facility’s grading activity would exceed the 1,000 cubic yard 
threshold for excavation within a moderate resource potential geologic unit, the Assisted Living 
Facility is subject to the grading ordinance (San Diego Municipal Code Section 142.0151) and the 
requirement for paleontological monitoring, which would be made a condition of approval, per 
Construction Measure (CM) PAL-1. Therefore, impacts to paleontological resources would be less 
than significant.  
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Construction of the development would result in incremental demands on lumber and forest 
products, sand and gravel, asphalt, petrochemicals, and other materials. Construction would also 
incrementally reduce existing supplies of fuel oil, natural gas, and gasoline. 

8.3 GROWTH-INDUCING IMPACTS 

Section 15126.2(e) of the CEQA Guidelines mandates that the growth-inducing impact of a project 
be discussed. This guideline states that the growth-inducing analysis is intended to address the 
potential for the project to “foster economic or population growth, or the construction of 
additional housing, either directly or indirectly, in the surrounding environment,” and to 
“encourage and facilitate other activities that could significantly affect the environment, either 
individually or cumulatively,” through extension or expansion of existing services, utilities, or 
infrastructure (14 CCR 15000 et seq.).  

Typically, the growth-inducing potential of a project would be considered significant if it stimulates 
population growth or a population concentration above what is assumed in local and regional land 
use plans, or in projections made by regional planning authorities, such as the San Diego Association 
of Governments. Significant growth impacts could also occur if the project provides infrastructure or 
service capacity to accommodate growth levels beyond those anticipated by local or regional plans 
and policies. The City of San Diego’s CEQA Significance Determination Thresholds state that a project 
would have a significant impact related to growth inducement if it would:  

1. Induce substantial population growth in an area;  

2. Substantially alter the planned location, distribution, density, or growth rate of the population of 
an area;  

3. Include extensions of roads or other infrastructure not assumed in the community plan or 
adopted Capital Improvement Project list, when such infrastructure exceeds the needs of the 
project and could accommodate future development.  

Using the City of San Diego’s CEQA Significance Determination Thresholds for growth inducement, 
the project would not result in significant impacts. These conclusions are presented below. 

Per the CEQA Guidelines, it should be noted that growth-inducing effects are not necessarily 
beneficial, detrimental, or of little significance to the environment. This issue is presented to 
provide additional information on ways in which this project could contribute to significant 
changes in the environment, beyond the direct consequences of implementing the project.  

The project proposes an assisted living facility. The project would provide beds and amenities to 
seniors and would include a residential component but would not result in a substantial 
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increase in population to the area, as it would likely serve residents already living in the region. 
The project does not require the expansion of utilities or services which could facilitate growth. 
The project would not displace any housing or people since the site is currently vacant and has 
never been developed with housing. For these reasons, approval of the project would not result 
in significant growth-inducing impacts. 
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CHAPTER 9.0 ALTERNATIVES 

9.1 INTRODUCTION 

The California Environmental Quality Act (CEQA) requires that an Environmental Impact Report (EIR) 
evaluates a “reasonable” range of alternatives. According to the CEQA Guidelines, an EIR “shall 
describe a range of reasonable alternatives to the project, or to the location of the project, which 
would feasibly attain most of the basic objectives of the project but would avoid or substantially 
lessen any of the significant effects of the project, and evaluate the comparative merits of the 
alternatives” (14 CCR 15126.6[a]). Specifically, the CEQA Guidelines require the analysis of the “no 
project” alternative and alternatives that would be “capable of avoiding or substantially lessening 
any significant effects of the project” (14 CCR 15126.6[b]). The CEQA Guidelines also require a 
discussion of why other alternatives were rejected if they were considered in developing the project 
and still would meet the project objectives. Although an exhaustive analysis is not necessary, an EIR 
“must consider a reasonable range of potentially feasible alternatives that will foster informed 
decision making and public participation” (14 CCR 15126.6[a]). 

Pursuant to the CEQA Guidelines, a range of alternatives to the project are considered and evaluated in 
this EIR. The discussion in this section provides: 

1. A description of alternatives considered. 

2. An analysis of whether the alternatives meet most of the objectives of the project. 

3. Per CEQA Guidelines, Section 15126.6(d), a comparative analysis of the project and the alternatives 
under consideration. Per CEQA Guidelines, Section 15126.6(c), the alternatives are chosen by 
considering whether they can meet the basic project objectives, their feasibility, and their ability 
to avoid the project's significant environmental effects. 

Factors that may be taken into account when addressing the feasibility of alternatives 
include site suitability, economic viability, availability of infrastructure, general plan 
consistency, other plans or regulatory limitations, jurisdictional boundaries, and whether the 
proponent can reasonably acquire, control, or otherwise have access to alternative sites 
(14 CCR 15126.6(f)(1)). 

Alternatives have been considered in an effort to meet most of the basic project objectives. The 
following alternatives have been considered and eliminated from detailed consideration for the 
reasons identified in Section 9.5: 

• Off-site Alternative Locations 

• Agricultural Use Alternative 

• Single-family Residence Alternative 
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Reduced Height Alternative 

Alternatives that are considered and evaluated in this FSEIR include: 

• Alternative 1 – No Project/No Build Alternative 

• Alternative 2 – Sensitive Nesting Bird Construction Impact Avoidance 

• Alternative 3 – Construction Noise Impact Avoidance 

9.2 PROJECT SUMMARY 

The project consists of an expansion of the St. John Garabed Armenian Church (Church) to include 
the proposed El Camino Real Assisted Living Facility (Assisted Living Facility). The 350-seat Church 
with three supporting accessory use buildings was approved in 2014. The Church has been 
constructed and is now operational while the three supporting accessory use buildings are yet to be 
constructed. The proposed Assisted Living Facility would include the addition of a 105,568 square-
foot building with 105 rooms and supporting amenities on the 3.97-acre parcel located south of the 
Church (Figure 3-1, Site Plan). The proposed Assisted Living Facility would be within a single 40-foot 
tall building with a Mediterranean architectural style. The Assisted Living Facility would include 
outdoor recreational space as well as interior use areas to support residents such as laundry room, 
dining room, and salon. The Assisted Living Facility would be accessible through the Church site to El 
Camino Real. The eastern 1.12 acres of the Assisted Living Facility parcel would be retained as open 
space. Refer to this FSEIR Chapter 3.0 for additional project description details.  

9.3 PROJECT OBJECTIVES 

The CEQA Guidelines require an EIR to include a statement of objectives sought by the project 
(14 CCR 15124). This disclosure assists in developing the range of project alternatives to be 
evaluated in the EIR. The project objectives for this project are listed in Section 3.2, Project 
Objectives, and are restated here: 

The objectives of the Assisted Living Facility are as follows:  

1. Develop the underutilized site adjacent to the St. John Garabed Armenian Church. 
(Fundamental project objective) 

2. Provide a development complimentary to the St. John Garabed Armenian Church that assists the 
congregation with meeting their core values of a strong community and caring for the elderly and 
disabled by providing an assisted living facility that maximizes the number of beds. (Fundamental 
project objective) 
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3. Provide an assisted living facility in walking distance from the St. John Garabed Armenian Church. 
(Fundamental project objective) 

4. Include amenities to specifically support individuals needing memory care, and include 
supporting amenities for basic-needs nursing care, housekeeping service, and meal service.  

5. Include recreational amenities to improve quality-of-life and encourage residents to socialize 
and be active.  

6. Provide a design cohesive with the surroundings, including the neighboring homes in the 
Stallions Crossing development, St. John Garabed Armenian Church, and the City’s Multi-Habitat 
Planning Area (MHPA).  

7. Include adequate parking to prevent overflow into the adjacent St. John Garabed Armenian 
Church and neighborhood parking areas.  

8. Afford disabled persons an equal opportunity to use and enjoy housing accommodations or 
dwellings in an assisted living environment.  

9.4 SIGNIFICANT IMPACTS 

As previously mentioned, an EIR should consider a range of feasible alternatives that would attain 
most of the project objectives, listed above, while reducing one or more of the significant impacts of 
the project. As presented in Chapter 5.0 of this FSEIR, the Assisted Living Facility would result in 
potentially significant impacts to biological resources (Impact BIO-1: sensitive nesting birds), cultural 
resources (Impact CR-1: potential grading cut impacts to unknown potentially significant 
archaeological resources), noise (Impact NOI-1: construction noise impacts to adjacent residences), 
and tribal cultural resources (Impact TCR-1: potential grading cut impacts to unknown potentially 
significant tribal cultural resources). While these impacts of the Assisted Living Facility would be 
potentially significant, all impacts would be fully mitigated to below a level of significance. Refer to 
Chapter 5.0 for additional details. 

9.5 ALTERNATIVES ELIMINATED FROM DETAILED ANALYSIS  

The CEQA Guidelines specifies that an EIR should (1) identify alternatives that were considered by 
the lead agency but were eliminated from detailed consideration because they were determined to 
be infeasible during the scoping process, and (2) briefly explain the reasons underlying the lead 
agency’s determination (14 CCR 15126.6[c]). Among the factors that may be used to eliminate 
alternatives from detailed consideration in an EIR are (1) failure to meet most of the basic project 
objectives; (2) infeasibility; or (3) inability to avoid significant environmental impacts. An economic 
alternatives analysis was prepared to inform the economic feasibility of the project and two project 
alternatives with less density. This analysis is included as Appendix R. 
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9.5.1 OFF-SITE ALTERNATIVE LOCATIONS 

Off-site alternative locations were considered as part of the CEQA alternatives evaluation process. 
The key question and first step in analysis of the off-site location “is whether any of the significant 
effects of the project would be avoided or substantially lessened by putting the project in another 
location” (14 CCR 15126.6[f][2][A]). Furthermore, the CEQA Guidelines states that “an EIR need not 
consider an alternative whose effect cannot be reasonably ascertained and whose implementation 
is remote and speculative” (14 CCR 15126.6[f][3]).  

It should be noted that the availability of an alternative site does not in and of itself reduce impact 
potential. It is expected that developing a similar project would result in a similar array of project 
impacts and would simply transfer this impact potential to areas surrounding the alternate site 
location. For these reasons, an off-site alternative location would not necessarily be preferred over 
the proposed project site. To meet the objectives of the project, an off-site alternative location would 
need to be:  

• Sufficiently sized to accommodate the project and its proposed land uses  

• Located within walking distance to the approved Church  

Alternative sites within NCFUA Community Plan are difficult to identify because the area is largely built 
out to the south or consists of undeveloped open space dedicated to habitat restoration and 
agriculture or agriculture-related uses. Few similarly sized, undeveloped parcels remain. In addition, 
none remain in walkable distance to the Church. The applicant does not currently own any similarly 
sized undeveloped parcels within the NCFUA Community Plan Area, and the applicant cannot 
reasonably acquire, control, or otherwise have access to a sufficiently sized alternative site within the 
community. Therefore, off-site alternative locations are not considered feasible and have been 
eliminated from detailed consideration in this FSEIR.  

9.5.2 AGRICULTURAL USE ALTERNATIVE 

Zoning for the project site is currently designated by the City of San Diego’s Municipal Code (SDMC) 
as Agricultural-Residential (AR-1-1; Figure 2-4). The current land use designation and zoning (AR-1-1) 
would allow for the site to be utilized for agriculture purposes. As mentioned in Chapter 2.0, 
Environmental Setting, the Assisted Living Facility parcel was previously used for agricultural uses 
(crops). However, the site is no longer viable for agricultural use due to high cost of water; well water 
quality issues; site constraints, such as the presence of MHPA lands; limited access to the site; and 
conformance with requirements, such as the need to adhere to the City’s Land Use Adjacency 
Guidelines. Refer to Chapter 5.2, Agricultural Resources, for additional details. In addition, the 
Agricultural Use Alternative does not fulfill the fundamental project objectives to provide a 
development complimentary to the Church that assists the congregation with meeting their core 
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values of a strong community and caring for the elderly and disabled by providing an assisted living 
facility; provide an assisted living facility in walking distance from the Church; and afford disabled 
persons an equal opportunity to use and enjoy housing accommodations or a dwelling. Therefore, 
due to infeasibility associated with the aforementioned factors, and the fact that the Agricultural Use 
Alternative does not fulfill the project objectives, the Agricultural Use Alternative was eliminated 
from detailed analysis.  

9.5.3 SINGLE-FAMILY RESIDENCES ALTERNATIVE 

The project site has a General Plan land use category of Residential and Park, Open Space and 
Recreation. The site zoning (AR-1-1) allows for one single-family residential unit per 10 acres. 
However, the City has a process for rural clustering that would allow up to three units with a 
Planned Development Permit (PDP). Considering the Assisted Living Facility parcel is 3.97 acres, this 
parcel could be developed with approximately three single-family residences. It is noted that 
1.12 acres of the parcel are located within the MHPA and is would be preserved, so these units 
would be focused in the same development footprint as the proposed Assisted Living Facility. Site 
access to the single-family residences would continue to be via the Church parcel; however, an 
access easement would be required since the Church would likely sell the homes to individuals.  

The Single-Family Residences Alternative would result in similar biological resource impacts (Impact 
BIO-1) as the Assisted Living Facility, as construction would occur within 300 feet of sensitive bird 
nesting habitat. In addition, this alternative would require grading that would result in potential 
cultural resource (Impact CR-1) and tribal cultural resource (Impact TCR-1) impacts. Considering 
grading would be required to create a flat pad for the Single-Family Residences Alternative similar to 
the proposed Assisted Living Facility, the Single-Family Residences Alternative would also yield an 
anticipated significant construction noise impact (Impact NOI-1) similar to the proposed Assisted 
Living Facility. Thus, the Single-Family Residences Alternative would not reduce a significant impact 
of the project.  

The Single-Family Residence Alternative would meet Objective 1 of developing the underutilized 
parcel. This alternative would also meet Objectives 6 and 7, as it would provide a development that 
would not conflict with the surrounding development and would include adequate parking. 
However, the Single-Family Residence Alternative would not develop a use complimentary to the 
Church core values of a strong community and caring for the elderly and disabled by providing an 
assisted living facility that maximizes the number of beds (Objective 2). In addition, it would not 
provide an assisted living facility in walking distance to the Church (Objective 3), nor would it include 
recreational amenities, or memory care support (Objective 4). It would also not meet Objective 8 as 
it would not afford disabled persons an equal opportunity to use and enjoy housing 
accommodations or dwellings in an assisted living environment because the Single-family 
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Residences Alternative would not be restricted for disabled, elderly use (Objective 8). Overall, the 
Single-Family Residences Alternative would meet three of the eight objectives. Thus, this alternative 
would not meet the majority of project objectives.  

Overall, this alternative was rejected from further consideration as a CEQA alternative since it would 
not substantially reduce a significant impact of the Assisted Living Facility and it would not meet the 
majority of the project objectives.  

9.5.4 REDUCED HEIGHT ALTERNATIVE 

A Reduced Height Alternative was considered and would result in the construction of a two-story 
Assisted Living Facility, as compared to three-stories, which is currently proposed. It is anticipated 
that the Reduced Height Alternative would result in development of 68 rooms instead of 105 
(reduction of 37 units or approximately 35%), which was determined to be economically infeasible 
(Appendix R). Although various NOP comments expressed concern regarding the height of the 
proposed Assisted Living Facility, because the Assisted Living Facility would be consistent with the 
AR-1-1 zoning, which allows for an increase in height when setbacks are increased, the proposed 
Assisted Living Facility would not result in a significant impact under CEQA associated with height, 
through compliance with code. Therefore, this alternative was rejected from further consideration 
as a CEQA alternative since it would not substantially reduce a significant impact of the Assisted 
Living Facility. In addition, due to high cost of construction and the reduced number of units under 
operation, development under the Reduced Height Alternative would not be feasible.  

9.6 ALTERNATIVES UNDER CONSIDERATION 

Pursuant to CEQA Guidelines, Section 15126.6, an analysis of alternatives is presented to provide 
decision makers with a range of possible alternatives to be considered. The discussion in this EIR 
focuses on three alternatives: Alternative 1–No Project/No Build Alternative, Alternative 2-Sensitive 
Nesting Bird Construction Impact Avoidance, and Alternative 3–Construction Noise Impact 
Avoidance. The alternatives analysis is directed at avoiding or lessening environmental impacts of 
the project as identified in this FSEIR. The Alternative 1–No Project/No Build Alternative assumes 
that the project site would not be developed and that the Assisted Living Facility parcel would 
remain in its present condition, consisting of a vacant graded pad and adjacent open space within 
the MHPA. Under the Alternative 2–Sensitive Nesting Bird Construction Impact Avoidance, 
development would be restricted to 300 feet away from the sensitive nesting bird habitat, 
compared to the Assisted Living Facility, which would result in development adjacent to sensitive 
nesting bird habitat. Alternative 3–Construction Noise Impact Avoidance would entail restricting 
the construction to avoid significant construction noise impacts.  
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9.6.1 ALTERNATIVE 1–NO PROJECT/NO BUILD ALTERNATIVE 

CEQA Guidelines, Section 15126.6(e), requires that an EIR evaluate a “no project” alternative. The 
purpose of describing and analyzing a no project alternative is to allow a lead agency to compare the 
impacts of approving the project to the impacts of not approving it. Specifically, 
Section 15126.6(e)(3)(B) requires that “[i]f the project is other than a land use or regulatory plan, for 
example a development project on identifiable property, the ‘no project’ alternative is the 
circumstance under which the project does not proceed. In certain instances, the no project 
alternative means ‘no build’ wherein the existing environmental setting is maintained.” In other 
words, the No Project/No Build Alternative assumes that the Assisted Living Facility would not be 
developed and that the parcel would remain in its present condition consisting of a vacant, 
undeveloped, partially graded site.  

Land Use 

Under this alternative, the southern parcel would remain vacant, and no development would occur. 
Under Alternative 1, no permits, including the NDP for signage, would be required, and no 
Uncodified Ordinance would be required. Under Alternative 1no environmental impact related to 
land use would occur. As the Assisted Living Facility would result in less than significant land use 
impacts (refer to Chapter 5.1, Land Use), impacts of Alternative 1 would be less than the proposed 
Assisted Living Facility.  

Agricultural Resources 

The site is designated as Farmland of Local Importance, but is not a significant agricultural resource 
as detailed in Chapter 5.2, Agricultural Resources. Under Alternative 1, no grading or development 
would occur on the southern project site parcel. As such, no impact to agricultural resources would 
occur under Alternative 1. The Assisted Living Facility would have less-than-significant agricultural 
resource impacts (refer to Chapter 5.2, Agricultural Resources). Thus, the Alternative 1 would have 
no significant agricultural resource impacts similar to the proposed Assisted Living Facility because 
under both scenarios, agricultural production would not be conducted and/or would not be feasible 
due to water quality, water supply, and land use adjacency issues.  

Air Quality and Odor 

Alternative 1 would involve no growth or development. As such, this alternative would not result in 
air emissions beyond that assumed in the RAQS. Alternative 1 would result in no grading or other 
ground-disturbing activities that have the potential to impact air quality and odor. Therefore, no 
long-term or short-term air quality impacts would result from this alternative. The Assisted Living 
Facility would have less-than-significant air quality and odor impacts (refer to Chapter 5.3, Air 
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Quality). Thus, Alternative 1 would have no significant air quality or odor impacts, which would be 
less than the impacts from the proposed Assisted Living Facility. 

Biological Resources 

Under Alternative 1, the southern parcel would remain undeveloped and no impacts to biological 
resources would occur. Thus, this alternative would avoid the Assisted Living Facility’s potentially 
significant indirect impacts (Impact BIO-1) to the following special-status birds: California horned 
lark (Species of Special Concern [SSC]), yellow warbler (SSC), least Bell’s vireo (Federal and State-
listed as endangered, MSCP-covered species), and white-tailed kite (California Department of Fish 
and Wildlife [CDFW] Protected and Fully Protected Species) nesting (refer to Chapter 5.4, Biological 
Resources). While avoidance of a biological impact is preferred by resource managers, it is noted 
that the Assisted Living Facility would mitigate Impact BIO-1 to below a level of significance with 
Mitigation Measure (MM) BIO-1 and MM-BIO-2. Impacts under Alternative 1 would be reduced 
compared to impacts under the proposed Assisted Living Facility.  

Greenhouse Gas Emissions 

Under Alternative 1, the Assisted Living Facility parcel would remain vacant, and no construction or 
operational emissions would be generated. Therefore, no greenhouse gas impacts would result 
from this alternative. The Assisted Living Facility would have less-than-significant greenhouse gas 
emission impacts (refer to Chapter 5.5, Greenhouse Gas Emissions). Thus, Alternative 1 would not 
have a significant greenhouse gas emission impact, similar to the proposed Assisted Living Facility. 
Although impacts would be similar between the Assisted Living Facility and Alternative 1, because no 
construction would occur, GHG emissions associated with Alternative 1 would be reduced. 

Historical Resources 

Alternative 1 would not result in any additional grading or other ground-disturbing activities that 
have the potential to impact historical resources. Therefore, no potential impacts to historical 
resources would result from this alternative. The Assisted Living Facility grading would result in 
potential impacts to significant unknown subsurface cultural resources (Impact CR-1) (refer to 
Chapter 5.6, Historical Resources). Thus, Alternative 1 would avoid the potentially significant cultural 
resource impact of the proposed Assisted Living Facility. However, it is noted that the Assisted Living 
Facility would mitigate Impact CR-1 to below a level of significance via MM-CR-1. 

Paleontological Resources 

Alternative 1 would not result in any additional grading or other ground-disturbing activities that 
have the potential to impact paleontological resources. The Assisted Living Facility would comply 
with the City’s grading ordinance (SDMC Section 142.0151) and the requirement for paleontological 
monitoring. Thus, the Assisted Living Facility would have a less-than-significant impact to 
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paleontological resources (refer to Chapter 5.7, Paleontological Resources). Alternative 1 would 
result in no potentially significant paleontological resource impacts. Thus, impacts associated with 
the proposed Assisted Living FacilityAlternative 1 would be slightly reduced as no construction would 
occur. 

Transportation 

Alternative 1 would not create additional vehicle trips or alter vehicle miles travelled. No changes to 
roadways or emergency access would occur. Therefore, impacts related to increased traffic on these 
roadways would not occur. No transportation impacts would result from this alternative. The 
Assisted Living Facility results in less-than-significant transportation impacts (refer to Chapter 5.8, 
Transportation). Although Alternative 1 does not propose any development, Alternative 1 would 
result in no potentially significant transportation impact similar to the proposed Assisted Living 
Facility. Nonetheless, impacts associated with the proposed Assisted Living FacilityAlternative 1 
would be slightly reduced as no development would occur. 

Visual Effects and Neighborhood Character 

Under this alternative, the southern project site parcel would remain undeveloped. Therefore, no 
additional impacts to nearby vistas or neighborhood character would occur under this alternative. 
The Assisted Living Facility results in less-than-significant visual impacts (refer to Chapter 5.9, 
Visual Effects and Neighborhood Character). Alternative 1 would have no potentially significant 
visual impact similar to the proposed Assisted Living Facility. Nonetheless, impacts associated with 
the proposed Assisted Living FacilityAlternative 1 would be slightly reduced as no development 
would occur. 

Noise 

As no construction or operational noise would occur under Alternative 1, this alternative would have 
no noise impact. The Assisted Living Facility results in less-than-significant operational noise impacts, 
but would result in a potentially significant construction noise impact to the residential properties to 
the south (Impact NOI-1) (refer to Chapter 5.10, Noise). As such, Alternative 1 would avoid the 
Assisted Living Facility potentially significant construction noise impact. However, it is noted that the 
Assisted Living Facility would mitigate Impact NOI-1 to below a level of significance via MM-NOI-1. 

Tribal Cultural Resources 

Alternative 1 includes no ground disturbance or construction, and would have no potential to impact 
tribal cultural resources. The proposed Assisted Living Facility has the potential to impact significant 
unknown subsurface tribal cultural resources (Impact TCR-1) (refer to Chapter 5.11, Tribal Cultural 
Resources). Thus, Alternative 1 would avoid the potentially significant tribal cultural resource impact 
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of the proposed Assisted Living Facility. However, it is noted that the Assisted Living Facility would 
mitigate Impact TCR-1 to below a level of significance via MM-CR-1. 

Project Objectives 

Alternative 1 includes no development and would not meet any of the objectives of the project as 
listed in Section 9.3 of this EIR.  

9.6.2 ALTERNATIVE 2–SENSITIVE NESTING BIRD CONSTRUCTION NOISE 
IMPACT AVOIDANCE 

Under the Alternative 2–Sensitive Nesting Bird Construction Noise Impact Avoidance Alternative, an 
increased buffer would be located along the eastern side of the site to prevent construction noise 
impacts to the adjacent sensitive bird nesting habitat. California horned lark (SSC), yellow warbler 
(SSC), least Bell’s vireo (Federal and State-listed as endangered, MSCP-covered species), and white-
tailed kite (CDFW Protected and Fully Protected Species) have potential to nest in the riparian and 
Diegan coastal sage scrub habitat located about 100 feet to the northeast and 50 feet to the 
southeast of the Assisted Living Facility grading footprint. To provide complete avoidance of this 
potential nesting bird impact, a 300-foot buffer would be required from the potential nesting 
habitat. Considering this, the southeastern corner of the proposed Assisted Living Facility would 
have to be pulled back approximately 250 feet and the northeastern corner would have to be pulled 
back about 200 feet. This would reduce the sized of the Assisted Living Facility by approximately 
67%. The reduced Assisted Living Facility would accordingly be reduced to approximately 35 rooms 
instead of 105 (reduced 67%). In addition, the proposed building would be reduced to 35,000 square 
feet (sf; reduced 67%). Under Alternative 2, the height of the building would remain as three stories. 
Due to the reduced development area and the need for parking, access, utilities, and basic care 
amenities, it is assumed that this reduced assisted living facility would still include some memory 
care beds, but not outdoor recreational amenities or the outdoor pet area. The reduced facility is 
assumed to meet site zoning requirements, including the height limit and setbacks. 

Land Use 

Under this alternative, the western third of the site would be developed with a reduced assisted 
living facility. Alternative 2 would comply with applicable zoning requirements as well as land use 
plans. Therefore, Alternative 2 would result in no significant environmental impact related to land 
use. As the Assisted Living Facility would result in a less-than-significant land use impacts (refer to 
Chapter 5.1, Land Use), impacts of Alternative 2 be similar to the proposed Assisted Living Facility.  
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Agricultural Resources 

The site is designated as Farmland of Local Importance, but is not a significant agricultural resource 
as detailed in Chapter 5.2, Agricultural Resources. Under Alternative 2, grading and construction 
would be reduced to the western third of the parcel. While impacts to Farmland of Local Importance 
would occur, such impacts would be less than significant considering the site is not viable for 
agricultural use and no significant farmland would be impacted. The Assisted Living Facility would 
have a less-than-significant agricultural resource impact (refer to Chapter 5.2, Agricultural 
Resources). Thus, Alternative 2 would have a less-than-significant agricultural resource impacts 
similar to the proposed Assisted Living Facility.  

Air Quality and Odor 

Alternative 2 would involve grading and construction of a reduced assisted living facility on the 
western third of the parcel. The Alternative 2 development would comply with land use and zoning, 
and would not result in air emissions beyond that assumed in the RAQS. Alternative 2 would include 
reduced grading and construction activities, and would have reduced air emissions relative to the 
proposed Assisted Living Facility. Operations of Alternative 2 would involve a smaller facility than the 
proposed Assisted Living Facility and, therefore, operational emissions would be reduced. The 
Assisted Living Facility would have less-than-significant air quality and odor impacts (refer to Chapter 
5.3, Air Quality). Alternative 2 would have a less-than-significant air quality or odor impacts similar to 
the proposed Assisted Living Facility. 

Biological Resources 

Under Alternative 2, the development would be pulled back to provide a 300-foot buffer from 
nearby sensitive nesting bird habitat. No direct impact to sensitive habitat would occur, and indirect 
impacts to nesting birds would be avoided through the inclusion of the additional buffer. Thus, this 
alternative would avoid the Assisted Living Facility’s potentially significant indirect impacts (Impact 
BIO-1) to the following special- status birds: California horned lark (SSC), yellow warbler (SSC), least 
Bell’s vireo (Federal and State listed as endangered, MSCP-covered species), and white-tailed kite 
(CDFW Protected and Fully Protected Species) nesting (refer to Chapter 5.4, Biological Resources). 
While avoidance is preferred with resource managers, it is noted that the Assisted Living Facility 
would mitigate Impact BIO-1 to below a level of significance via MM-BIO-1.  

Greenhouse Gas Emissions 

Alternative 2 would involve grading and construction of a reduced assisted living facility on the 
western third of the parcel. As such, reduced greenhouse gas emissions would be generated by 
Alternative 2 relative to the proposed Assisted Living Facility. The Assisted Living Facility would have 
less-than-significant greenhouse gas emission impacts (refer to Chapter 5.5, Greenhouse Gas 
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Emissions). Alternative 2 would have a less-than-significant greenhouse gas emission impact similar 
to the proposed Assisted Living Facility. 

Historical Resources 

Alternative 2 would include a reduced grading footprint relative to the proposed Assisted Living 
Facility. However, a potential impact to unknown subsurface cultural resources would continue to 
occur similar to the Assisted Living Facility Impact CR-1 (refer to Chapter 5.6, Historical Resources). 
Both Alternative 2 and the proposed Assisted Living Facility could reduce this impact to below a level 
of significance via MM-CR-1. 

Paleontological Resources 

Alternative 2 would include grading in the western third of the parcel. As with the Assisted Living 
Facility, Alternative 2 would comply with the City’s grading ordinance (SDMC Section 142.0151) and 
the requirement for paleontological monitoring. Similar to the Assisted Living Facility (refer to 
Chapter 5.7, Paleontological Resources), Alternative 2 would have a less-than-significant impact to 
paleontological resources.  

Transportation 

Alternative 2 would include a 35-room assisted living facility that would generate vehicle trips. Based 
on the generation of two trips per congregate care unit, the proposed 35 units would generate 70 
daily trips. As such, Alternative 2 would generate less than 300 daily unadjusted driveway trips and is 
considered a “Small Project” per the City’s Transportation Study Manual (City of San Diego 2020). If 
the project meets at least one of the screening criteria, it would be presumed to have a less-than-
significant VMT impact, and therefore Alternative 2 would have a less than significant VMT impact. 
The Assisted Living Facility results in less-than-significant transportation impacts (refer to Chapter 
5.8, Transportation). Alternative 2 would result in less-than-significant transportation impact similar 
to the proposed Assisted Living Facility. 

Visual Effects and Neighborhood Character 

Under this alternative, the southern project site parcel would be partially developed with an assisted 
living facility. The visual impacts of this alternative would be similar to the proposed Assisted Living 
Facility, as development would occur nestled within existing development and development would 
comply with regulations pertaining to scenic quality such as height limits and setbacks. The Assisted 
Living Facility results in less-than-significant visual impacts (refer to Chapter 5.9, Visual Effects and 
Neighborhood Character). Alternative 2 would have less-than-significant visual impact similar to the 
proposed Assisted Living Facility. 
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Noise 

Alternative 2 would generate noise during construction of the proposed Assisted Living Facility, as 
well as operations of the facility. While development would be lessened, the daily grading amount 
would be similar and would be a similar distance to the nearest residential receiver. As such, 
Alternative 2 would result in a significant construction noise impact to adjacent residences similar to 
the proposed Assisted Living Facility (Impact NOI-1) (refer to Chapter 5.10, Noise). The Assisted 
Living Facility would also include an emergency generator and HVAC equipment similar to the 
proposed Assisted Living Facility, and similar operational noise would result. As traffic generated 
would be reduced from the proposed 234 daily trips to 70 daily trips under Alternative 2, Alternative 
2 would reduce traffic noise impacts relative to the Assisted Living Facility. The Assisted Living Facility 
operational noise impacts, including roadway noise, would be less than significant (refer to Chapter 
5.10, Noise). As such, Alternative 2 would result in similar noise impacts, including Impact NOI-1, as 
the proposed Assisted Living Facility. It is noted that both the Assisted Living Facility and Alternative 
2 could mitigate Impact NOI-1 to below a level of significance with MM-NOI-1. 

Tribal Cultural Resources 

While Alternative 2 includes reduced ground disturbance relative to the proposed Assisted Living 
Facility, it would continue to have a potentially significant tribal cultural resource impact similar to 
the proposed Assisted Living Facility (Impact TCR-1) (refer to Chapter 5.11, Tribal Cultural 
Resources). It is noted that for both the Assisted Living Facility and Alternative 2, Impact TCR-1 
would be mitigated to below a level of significance via MM-CR-1. 

Project Objectives 

Alternative 2 consists of a reduced Assisted Living Facility on a third of the site adjacent to the 
Church, and would include 35 rooms with supporting basic care amenities only. As the project would 
utilize the site adjacent to the Church, but to a lesser degree than the proposed project, it meets the 
goal to develop an underutilized site consistent with Objective 1. As Alternative 2 would include a 
complementary use to the Church, but not maximize beds, Objective 2 would not be met. Objective 
3 would be met, as Alternative 2 would include an assisted living facility within walking distance of 
the Church. This alternative would include memory care, but to a lesser degree than the proposed 
project, due to the reduced size; therefore, Objective 4 would be met. This alternative would not 
include outdoor recreational amenities, due to the reduced size; therefore, Objective 5 would not be 
met. Objectives 6 and 7 would be met, as the alternative would not conflict with the surrounding 
area and would include adequate parking. In addition, Objective 8 would still be met but to a lesser 
extent, as the size of the Assisted Living facility would be decreased.  
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Overall, Alternative 2 would meet six of the eight objectives. Thus, Alternative 2 would meet most of 
the basic project objectives.  

9.6.3 ALTERNATIVE 3–CONSTRUCTION NOISE IMPACT AVOIDANCE  

Under the Alternative 3–Construction Noise Impact Avoidance Alternative, an increased buffer 
would be located along the southern side of the site to prevent construction noise impacts to the 
residential uses to the south, as calculated in Appendix P, Construction Noise Avoidance Alternative 
Calculation Worksheets. To provide complete avoidance of this construction noise impact, a 70-foot 
setback between existing residents and the proposed Assisted Living Facility footprint would be 
required. Considering this, the southern portion of the proposed Assisted Living Facility would have 
to be pulled back approximately 40 feet from the southern property line. This would reduce the 
Assisted Living Facility graded area from 2.84 acres to 2.38 acres (reduced by 16%). This reduced 
assisted living facility would include approximately 88 rooms instead of 105. In addition, the 
proposed building would be reduced to 88,000 square feet. The reduced facility is assumed to meet 
site zoning requirements, including the height limit and setbacks. Under Alternative 3, the height of 
the building would remain as three stories. 

Land Use 

Under this alternative, a portion of the parcel would be developed with a reduced assisted living 
facility. Alternative 3 would comply with applicable zoning requirements, as well as land use plans. 
Therefore, Alternative 3 would result in no significant environmental impact related to land use. As 
the Assisted Living Facility would result in a less than significant land use impacts (refer to 
Chapter 5.1, Land Use), impacts of Alternative 3 be similar to the proposed Assisted Living Facility.  

Agricultural Resources 

The site is designated as Farmland of Local Importance but is not a significant agricultural resource 
as detailed in Chapter 5.2, Agricultural Resources. Under Alternative 3, grading and construction 
would be reduced by 16%. While impacts to Farmland of Local Importance would occur, such 
impacts would be less than significant considering the site is not viable for agricultural use and no 
significant farmland would be impacted. The Assisted Living Facility would have a less-than-
significant agricultural resource impact (refer to Chapter 5.2, Agricultural Resources). Thus, 
Alternative 3 would have a less-than-significant agricultural resource impacts similar to the 
proposed Assisted Living Facility.  

Air Quality and Odor 

Alternative 3 would involve grading and construction of a reduced assisted living facility on the 
northwestern fourth of the parcel. The Alternative 3 development would comply with land use and 
zoning and would not result in air emissions beyond that assumed in the RAQS. Alternative 3 would 
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include reduced grading and construction activities; and would have reduced air emissions relative 
to the proposed Assisted Living Facility. Operations of Alternative 3 would involve a smaller facility 
than the proposed Assisted Living Facility and, therefore, operational emissions would be reduced 
by approximately 16%. The proposed Assisted Living Facility would have less-than-significant air 
quality and odor impacts (refer to Chapter 5.3, Air Quality). Alternative 3 would have a less-than-
significant air quality or odor impacts similar to the proposed Assisted Living Facility. 

Biological Resources 

Under Alternative 3, the eastern portion of the Assisted Living Facility footprint would remain close 
to sensitive nesting bird habitat. No direct impact to sensitive habitat would occur, but similar to the 
project, potential indirect impacts to nesting birds would occur due to the proximity of the 
Alternative footprint to nesting birds within the adjacent sensitive habitat. Thus, this alternative 
would not avoid the proposed Assisted Living Facility’s potentially significant indirect impacts 
(Impact BIO-1) to the following special- status birds: California horned lark (SSC), yellow warbler 
(SSC), least Bell’s vireo (Federal and State listed as endangered, MSCP-covered species), and white-
tailed kite (CDFW Protected and Fully Protected Species) nesting (refer to Chapter 5.4, Biological 
Resources). Both Alternative 3 and the proposed Assisted Living Facility would reduce this impact to 
below a level of significance via MM-BIO-1 and MM-BIO-2.  

Greenhouse Gas Emissions 

Alternative 3 would involve grading and construction of a reduced assisted living facility on the 
northwestern fourth of the parcel. As such, reduced greenhouse gas emissions would be generated 
by Alternative 3 relative to the proposed Assisted Living Facility. The Assisted Living Facility would 
have less-than-significant greenhouse gas emission impacts (refer to Chapter 5.5, Greenhouse Gas 
Emissions). Alternative 3 would have a less-than-significant greenhouse gas emission impact similar 
to the proposed Assisted Living Facility. 

Historical Resources 

Alternative 3 would include a reduced grading footprint relative to the proposed Assisted Living 
Facility. However, a potential impact to unknown subsurface cultural resources would continue to 
occur similar to the Assisted Living Facility Impact CR-1 (refer to Chapter 5.6, Historical Resources). 
Both Alternative 3 and the proposed Assisted Living Facility would reduce this impact to below a 
level of significance via MM-CR-1. 

Paleontological Resources 

Alternative 3 would include grading in the northwestern fourth of the parcel. As with the Assisted 
Living Facility, Alternative 3 would comply with the City’s grading ordinance (SDMC Section 142.0151) 
and the requirement for paleontological monitoring. Similar to the Assisted Living Facility (refer to 
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Chapter 5.7, Paleontological Resources), Alternative 3 would have a less-than-significant impact to 
paleontological resources.  

Transportation 

Alternative 3 would include an 88-room assisted living facility that would generate vehicle trips. 
Based on the generation of two trips per congregate care unit, the proposed 88 units would 
generate 176 daily trips. As such, Alternative 3 would generate less than 300 daily unadjusted 
driveway trips and is considered a “Small Project” per the City’s Transportation Study Manual (City of 
San Diego 2020). If the project meets at least one of the screening criteria, it would be presumed to 
have a less-than-significant VMT impact, and therefore, Alternative 3 would have a less-than-
significant VMT impact. The Assisted Living Facility results in less-than-significant transportation 
impacts (refer to Chapter 5.8, Transportation). Alternative 3 would result in less-than-significant 
transportation impact similar to the proposed Assisted Living Facility. 

Visual Effects and Neighborhood Character 

Under this alternative, the southern project site parcel would be partially developed with an assisted 
living facility. The visual impacts of this alternative would be similar to the proposed Assisted Living 
Facility, as development would occur nestled within existing development and development would 
comply with regulations pertaining to scenic quality, such as height limits and setbacks. The 
proposed Assisted Living Facility results in less-than-significant visual impacts (refer to Chapter 5.9, 
Visual Effects and Neighborhood Character). Alternative 3 would have less-than-significant visual 
impact similar to the proposed Assisted Living Facility. 

Noise 

Alternative 3 would generate noise during construction of the proposed facility as well as operations 
of the facility. Daily grading would be similar to the proposed Assisted Living Facility, but under 
Alternative 3, the development footprint would be reduced and the distance to the nearest 
residential receiver would be increased to 70 feet. Alternative 3 would avoid significant construction 
noise impacts to adjacent residences (Impact NOI-1) due to the increased buffer between the 
adjacent residences to the south and the alternative footprint the facility. Alternative 3 would also 
include an emergency generator and HVAC equipment, similar to the proposed Assisted Living 
Facility, but the increased distance between the generators and adjacent residences would result in 
reduced operational noise. As traffic generated would be reduced from the proposed 234 daily trips 
to 176 daily trips under Alternative 3, Alternative 3 would reduce traffic noise impacts relative to the 
Assisted Living Facility. The Assisted Living facility operational noise impacts, including roadway 
noise, would be less than significant (refer to Chapter 5.10, Noise). It is noted that the Assisted Living 
Facility would mitigate Impact NOI-1 to below a level of significance with MM-NOI-1. 
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Tribal Cultural Resources 

While Alternative 3 includes reduced ground disturbance relative to the proposed Assisted Living 
Facility, it would continue to have a potentially significant tribal cultural resource impact similar to 
the proposed Assisted Living Facility (Impact TCR-1) (refer to Chapter 5.11, Tribal Cultural 
Resources). It is noted that both the Assisted Living Facility and Alternative 3 would mitigate Impact 
TCR-1 to below a level of significance via MM-CR-1. 

Project Objectives 

Alternative 3 consists of a reduced assisted living facility adjacent to the Church and would include 84 
rooms with supporting basic care amenities only. While to a lesser degree than the proposed project, 
this alternative would utilize the site adjacent to the Church and meets the goal to develop an 
underutilized site consistent with Objective 1. As Alternative 3 would include a complementary use to 
the Church, but not maximize beds, Objective 2 would not be met. Objective 3 would be met, as 
Alternative 3 would include an assisted living facility within walking distance of the Church. This 
alternative would include memory care, but to a lesser degree than the proposed project considering 
the reduced size; therefore, Objective 4 would be met. This alternative would not include outdoor 
recreational amenities, due to the reduced size, therefore Objective 5 would not be met. Objectives 6 
and 7 would be met, as the alternative would not conflict with the surrounding area and would include 
adequate parking. In addition, Objective 8 would still be met but to a lesser extent, as the size of the 
Assisted Living facility would be decreased. Overall, Alternative 3 would meet six of the eight 
objectives. Thus, Alternative 3 would meet the most of the basic project objectives.  

9.7 SUMMARY MATRIX 

A matrix displaying the major characteristics and significant environmental effects of each alternative is 
provided in Table 9-1, Alternatives Summary, to summarize the comparison. The matrix also indicates 
whether the alternative meets the project objectives. 

9.8 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

The environmentally superior project would be Alternative 1–No Project/No Build Alternative as it 
would avoid all environmental impacts. However, it would also not achieve the basic project 
objectives. Section 15126.6(e)(2) of the CEQA Guidelines states that if the No Project Alternative is 
the environmentally superior alternative, the EIR shall also identify an environmentally superior 
alternative from among the other alternatives. The context of an environmentally superior 
alternative is based on consideration of several factors, including the proposed project’s objectives 
and the ability to fulfill the goals while reducing potential impacts to the environment. Thus, the 
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environmentally superior alternative, as identified in the analysis above, would be Alternative 2–
Sensitive Nesting Bird Construction Noise Impact Avoidance.  
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Table 9-1 
Alternatives Summary 

Environmental Issue Project 

Alternative 1: No 
Project/No Build 

Alternative 

Alternative 2: Nesting 
Bird Construction Noise 

Impact Avoidance 

Alternative 3: 
Construction Noise 
Impact Avoidance 

Land Use LS ▼ ▬ ▬ 
Agricultural Resources LS ▬ ▬ ▬ 
Air Quality and Odor LS ▼ ▬ ▬ 
Biological Resources SM 

(Impact BIO-1: 
construction noise impact 
to sensitive nesting birds; 
MM BIO-1: biological 
monitoring during grading 
and MM-BIO-2: protection 
measures associated with 
special-status avian species) 

▼ ▼ ▬ 

Greenhouse Gas 
Emissions 

LS ▼ ▬ ▬ 

Historical Resources SM 
(Impact CR-1: unknown 
significant subsurface 
cultural resources; MM CR-
1: archaeological and 
Native American 
monitoring during grading) 

▼ ▬ ▬ 

Paleontological 
Resources 

LS ▼ ▬ ▬ 

Transportation/ 
Circulation 

LS ▼ ▬ ▬ 
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Table 9-1 
Alternatives Summary 

Environmental Issue Project 

Alternative 1: No 
Project/No Build 

Alternative 

Alternative 2: Nesting 
Bird Construction Noise 

Impact Avoidance 

Alternative 3: 
Construction Noise 
Impact Avoidance 

Visual Effects and 
Neighborhood 
Character 

LS ▼ ▬ ▬ 

Noise SM 
(Impact NOI-1: 
construction noise impacts 
to adjacent residents; MM 
NOI-1: construction noise 
mitigation plan and 
monitoring) 

▼ ▬ ▼ 

Tribal Cultural 
Resources 

SM 
(Impact TCR-1: unknown 
significant subsurface 
tribal cultural resources; 
MM CR-1: archaeological 
and Native American 
monitoring during grading) 

▼ ▬ ▬ 

Meets Most Project 
Objectives? 

Yes No Yes Yes 

Notes: LS= less than significant, SM = significant mitigated,  
▲ Alternative is likely to result in substantially greater impacts to issue when compared to proposed project.  
▬ Alternative is likely to result in similar impacts to issue when compared to proposed project.  
▼ Alternative is likely to result in substantially reduced impacts to issue when compared to proposed project.  
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CHAPTER 10.0 MITIGATION MONITORING AND REPORTING PROGRAM 

California Environmental Quality Act (CEQA) Section 21081.6 requires that a mitigation monitoring 

and reporting program (MMRP) be established upon certification of an environmental impact report 

(EIR). It stipulates that “the public agency shall adopt a reporting or monitoring program for the 

changes made to the project or conditions of project approval, adopted in order to mitigate or avoid 

significant effects on the environment. The reporting or monitoring program shall be designed to 

ensure compliance during project implementation.” 

This MMRP has been developed in compliance with Section 21081.6 of CEQA and identifies (1) 

project design features in order to reduce the potential for environmental effects; (2) mitigation 

measures to be implemented prior to, during, and after construction of the project; (3) the 

individual/agency responsible for that implementation; and (4) criteria for completion or monitoring 

of the specific measures. It is noted that this MMRP applies to the proposed El Camino Real Assisted 

Living Facility (Assisted Living Facility) and is not intended to apply to the 2014 St. John Garabed 

Armenian Church (PTS #675732).  

10.1 GENERAL 

Part I – Plan Check Phase (prior to permit issuance) 

1. Prior to the issuance of a Notice to Proceed for a subdivision, or any construction permits, such 

as Demolition, Grading, or Building, or beginning any construction-related activity on site, the 

Development Services Department Director’s Environmental Designee shall review and approve 

all Construction Documents (plans, specification, details, etc.) to ensure the MMRP requirements 

are incorporated into the design.  

2. In addition, the Environmental Designee shall verify that the MMRP Conditions/Notes that apply 

ONLY to the construction phases of this project are included VERBATIM, under the heading, 

“ENVIRONMENTAL/MITIGATION REQUIREMENTS.”  

3. These notes must be shown within the first three sheets of the construction documents in the 

format specified for engineering construction document templates as shown on the City of 

San Diego’s website:  

https://www.sandiego.gov/development-services/forms-publications/design-guidelines-templates 

4. The TITLE INDEX SHEET must also show on which pages the “Environmental/ Mitigation 

Requirements” notes are provided.  

5. SURETY AND COST RECOVERY – The Development Services Director or City Manager may 

require appropriate surety instruments or bonds from private Permit Holders to ensure the 

long-term performance or implementation of required mitigation measures or programs. The 
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City is authorized to recover its cost to offset the salary, overhead, and expenses for City 

personnel and programs to monitor qualifying projects.  

Part II – Post-Plan Check (after permit issuance/prior to start of construction) 

1. PRE-CONSTRUCTION MEETING IS REQUIRED 10 WORKING DAYS PRIOR TO BEGINNING 

ANY WORK ON THIS PROJECT. The PERMIT HOLDER/OWNER is responsible to arrange and 

perform this meeting by contacting the CITY RESIDENT ENGINEER (RE) of the Field 

Engineering Division and City staff from MITIGATION MONITORING COORDINATION (MMC). 

Attendees must also include the Permit holder’s Representative(s), Job Site Superintendent, 

and the following consultants:  

NOTE: Failure of all responsible Permit Holder’s representatives and consultants to attend 

shall require an additional meeting with all parties present.  

CONTACT INFORMATION:  

a) The PRIMARY POINT OF CONTACT is the RE at the Field Engineering Division – 

858.627.3200  

b) For Clarification of ENVIRONMENTAL REQUIREMENTS, it is also required to call RE 

and MMC at 858.627.3360  

2. MMRP COMPLIANCE: This Project, Project Tracking System (PTS) No. 675732 and/or 

Environmental Document [SCH No. 2013071043] shall conform to the mitigation requirements 

contained in the associated Environmental Document and implemented to the satisfaction of 

the Development Services Department’s Environmental Designee (MMC) and the City Engineer 

(RE). The requirements may not be reduced or changed but may be annotated (i.e., to explain 

when and how compliance is being met and location of verifying proof, etc.). Additional clarifying 

information may also be added to other relevant plan sheets and/or specifications as 

appropriate (i.e., specific locations, times of monitoring, methodology, etc.).  

NOTE: Permit Holder’s Representatives must alert RE and MMC if there are any 

discrepancies in the plans or notes, or any changes due to field conditions. All conflicts must 

be approved by RE and MMC BEFORE the work is performed.  

3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other agency requirements 

or permits shall be submitted to the RE and MMC for review and acceptance prior to the 

beginning of work or within 1 week of the Permit Holder obtaining documentation of those 

permits or requirements. Evidence shall include copies of permits, letters of resolution, or other 

documentation issued by the responsible agency: 

a. Conditional Use Permit  
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b. Site Development Permit  

c. Neighborhood Use Permit  

d. Coastal Development Permit  

4. MONITORING EXHIBITS All consultants are required to submit to RE and MMC, a monitoring 

exhibit on a 11x17 reduction of the appropriate construction plan, such as site plan, grading, 

landscape, etc., marked to clearly show the specific areas including the LIMIT OF WORK, scope 

of that discipline’s work, and notes indicating when in the construction schedule that work will be 

performed. When necessary for clarification, a detailed methodology of how the work will be 

performed shall be included.  

NOTE: Surety and Cost Recovery – When deemed necessary by the Development Services 

Director or City Manager, additional surety instruments or bonds from the private Permit Holder 

may be required to ensure the long-term performance or implementation of required mitigation 

measures or programs. The City is authorized to recover its cost to offset the salary, overhead, 

and expenses for City personnel and programs to monitor qualifying projects.  

5. OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner’s representative shall 

submit all required documentation, verification letters, and requests for all associated 

inspections to the RE and MMC for approval per the following schedule:  

Document Submittal/Inspection Checklist 

Issue Area Document Submittal Associated Inspection/Approvals/Notes 

General Consultant Qualification 

Letters 

Prior to Preconstruction Meeting 

General Consultant Construction 

Monitoring Exhibits 

Prior to or at Preconstruction Meeting 

Biology Biological Construction 

Mitigation/Monitoring Exhibit 

Biological Resources Monitor and Site 

Observation Final Report 

Historical 

Resources 

Archaeological Monitoring 

Exhibit 

Archaeological and Native American Monitor 

Resources Monitoring and Site Observation 

Final Report 

Noise Construction Noise 

Management Plan 

Monitoring of Noise Compliance Measure(s) 

Tribal Cultural 

Resources 

Archaeological Monitoring 

Exhibit 

Archaeological and Native American Monitor 

Resources Monitoring and Site Observation 

Final Report 
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10.2 SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS 

10.2.1 BIOLOGICAL RESOURCES 

The following mitigation shall be implemented to reduce potential indirect impacts to special 

status wildlife species to below a level of significance:  

MM-BIO-1: Resource Protections During Construction  

I. Prior to Construction 

A. Biologist Verification: The owner/permittee shall provide a letter to the City’s Mitigation 

Monitoring Coordination (MMC) section stating that a Project Biologist (Qualified Biologist) as 

defined in the City of San Diego’s Biological Guidelines (2012), has been retained to 

implement the project’s biological monitoring program. The letter shall include the names 

and contact information of all persons involved in the biological monitoring of the project. 

B. Preconstruction Meeting: The Qualified Biologist shall attend the preconstruction meeting, 

discuss the project’s biological monitoring program, and arrange to perform any follow up 

mitigation measures and reporting including site-specific monitoring, restoration or 

revegetation, and additional fauna/flora surveys/salvage. 

C. Biological Documents: The Qualified Biologist shall submit all required documentation to 

MMC verifying that any special mitigation reports including but not limited to, maps, plans, 

surveys, survey timelines, or buffers are completed or scheduled per City Biology Guidelines, 

Multiple Species Conservation Program (MSCP), Environmentally Sensitive Lands Ordinance 

(Environmentally Sensitive Lands), project permit conditions; California Environmental Quality 

Act (CEQA); endangered species acts (ESAs); and/or other local, state or federal requirements. 

D. BCME: The Qualified Biologist shall present a Biological Construction Mitigation/Monitoring 

Exhibit (BCME) which includes the biological documents in C above. In addition, include: 

restoration/revegetation plans, plant salvage/relocation requirements (e.g., coastal cactus 

wren plant salvage, burrowing owl exclusions, etc.), avian or other wildlife surveys/survey 

schedules (including general avian nesting and USFWS protocol), timing of surveys, wetland 

buffers, avian construction avoidance areas/noise buffers/ barriers, other impact avoidance 

areas, and any subsequent requirements determined by the Qualified Biologist and the City 

ADD/MMC. The BCME shall include a site plan, written and graphic depiction of the project’s 

biological mitigation/monitoring program, and a schedule. The BCME shall be approved by 

MMC and referenced in the construction documents. 

E. Avian Protection Requirements: To avoid any direct impacts to California horned lark, yellow 

warbler, and white-tailed kite and any avian species that is listed, candidate, sensitive, or 

special status in the MSCP, removal of habitat that supports active nests in the proposed area 

of disturbance should occur outside of the breeding season for these species (February 1 to 
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September 15). If removal of habitat in the proposed area of disturbance must occur during 

the breeding season, the Qualified Biologist shall conduct a pre-construction survey to 

determine the presence or absence of nesting birds on the proposed area of disturbance. The 

pre-construction survey shall be conducted within three (3) calendar days prior to the start of 

construction activities (including removal of vegetation). The applicant shall submit the results 

of the pre-construction survey to City DSD for review and approval prior to initiating any 

construction activities. If California horned lark, yellow warbler, and white-tailed kite are 

detected, a letter report in conformance with the City’s Biology Guidelines and applicable State 

and Federal Law (i.e. appropriate follow up surveys, monitoring schedules, construction and 

noise barriers/buffers, etc.) shall be prepared and include proposed measures to be 

implemented to ensure that take of birds or eggs or disturbance of breeding activities is 

avoided. The report shall be submitted to the City for review and approval and implemented 

to the satisfaction of the City. The City’s MMC Section and Biologist shall verify and approve 

that all measures identified in the report are in place prior to and/or during construction. 

F. Resource Delineation: Prior to construction activities, the Qualified Biologist shall supervise 

the placement of orange construction fencing or equivalent along the limits of disturbance 

adjacent to sensitive biological habitats and verify compliance with any other project 

conditions as shown on the BCME. This phase shall include flagging plant specimens and 

delimiting buffers to protect sensitive biological resources (e.g., habitats/flora & fauna 

species, including nesting birds) during construction. Appropriate steps/care should be taken 

to minimize attraction of nest predators to the site. 

G. Education: Prior to commencement of construction activities, the Qualified Biologist shall 

meet with the owner/permittee or designee and the construction crew and conduct an on-

site educational session regarding the need to avoid impacts outside of the approved 

construction area and to protect sensitive flora and fauna (e.g., explain the avian and 

wetland buffers, flag system for removal of invasive species or retention of sensitive plants, 

and clarify acceptable access routes/methods and staging areas, etc.). 

II. During Construction 

A. Monitoring: All construction (including access/staging areas) shall be restricted to areas 

previously identified, proposed for development/staging, or previously disturbed as shown 

on “Exhibit A” and/or the BCME. The Qualified Biologist shall monitor construction activities 

as needed to ensure that construction activities do not encroach into biologically sensitive 

areas, or cause other similar damage, and that the work plan has been amended to 

accommodate any sensitive species located during the pre-construction surveys. In 

addition, the Qualified Biologist shall document field activity via the Consultant Site Visit 

Record (CSVR). The CSVR shall be e-mailed to MMC on the 1st day of monitoring, the 1st 

week of each month, the last day of monitoring, and immediately in the case of any 

undocumented condition or discovery. 
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B. Subsequent Resource Identification: The Qualified Biologist shall note/act to prevent any 

new disturbances to habitat, flora, and/or fauna onsite (e.g., flag plant specimens for 

avoidance during access, etc). If active nests or other previously unknown sensitive 

resources are detected, all project activities that directly impact the resource shall be 

delayed until species specific local, state or federal regulations have been determined and 

applied by the Qualified Biologist. 

C. Temporary Construction Noise (MM-NOI-1): Prior to issuance of a grading permit, the 

grading plans shall be verified by the City to state the following: 

The proposed project applicant or its contractor will implement one or more of the following 

options for on-site noise control and sound abatement means that, in aggregate, would yield 

a minimum of approximately 10 dBA of construction noise reduction during the grading 

phase of the project. 

o Administrative controls (e.g., reduce operating time of equipment and/or prohibit 

usage of equipment type[s] within certain distances to a nearest receiving occupied 

off-site property). 

o Engineering controls (change equipment operating parameters [speed, capacity, 

etc.], or install features or elements that otherwise reduce equipment noise emission 

[e.g., upgrade engine exhaust mufflers]). 

o Install noise abatement on the site’s southern boundary fencing (or within, as 

practical and appropriate) in the form of sound blankets having a minimum sound 

transmission class (STC) of 20 or comparably performing temporary solid barriers 

(e.g., plywood sheeting at least ½” thick, with no airgaps between adjacent vertical 

sheets) to occlude construction noise emission between the site (or specific 

equipment operation as the situation may define) and the noise-sensitive receptor(s) 

of concern. 

III. Post Construction Measures 

A. In the event that impacts exceed previously allowed amounts, additional impacts shall be 

mitigated in accordance with City Biology Guidelines, Environmentally Sensitive Lands and 

MSCP, State CEQA, and other applicable local, state and federal law. The Qualified Biologist 

shall submit a final BCME/report to the satisfaction of the City ADD/MMC within 30 days of 

construction completion. 

MM-BIO-2: Special-Status Avian Species (California horned lark, yellow warbler, and white-

tailed kite) 
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If California horned lark, yellow warbler or white-tailed kite are detected, a letter report or 

mitigation plan in conformance with the City’s Biology Guidelines and applicable state and 

federal law (i.e., appropriate follow up surveys, monitoring schedules, construction and 

noise barriers/buffers, etc.) shall be prepared and include proposed measures to be 

implemented to ensure that the disturbance of breeding activities is avoided. The report or 

mitigation plan shall be submitted to the City DSD for review and approval and implemented 

to the satisfaction of the City’s MMC Section. The City’s MMC Section and biologist, in concert 

with the City, shall verify and approve that all measures identified in the report are in place 

prior to and/or during construction to ensure that take of any listed or non-listed species 

would not occur or mitigation plan are in place prior to and/or during construction.  

If California horned lark, yellow warbler or white-tailed kite nesting is detected, then an 

appropriate impact avoidance area (typically minimally a 300-foot buffer) shall be included in 

the mitigation plan and this buffer shall be established around the active nest using orange 

fencing or other clear demarcation method. The radius of this avoidance buffer shall be 

determined through coordination with the project biologist and authorized by the City’s 

project manager and DSD and shall use orange fencing or other clear demarcation method 

to define the approved buffer which shall not be less than 300 feet.  

Least Bell’s Vireo 

Construction within 300 feet of any sensitive coastal or riparian areas with suitable habitat 

may have adverse direct and indirect impacts on least Bell’s vireo if construction occurs 

during the breeding season (March 15 through September 15) for this species. Given the 

federal protection of least Bell’s vireo, specific mitigation would be required to prevent take 

of this species as outlined below: 

Prior to the preconstruction meeting, the Environmental Designee (ED)/MMC shall verify that 

MHPA boundaries and the requirements regarding the least Bell’s vireo, as specified below, 

are shown on the biological monitoring exhibit and construction plans. 

No clearing, grubbing, grading, or other construction activities shall occur during 

least Bell’s vireo breeding season (March 15 through September 15) until the 

following requirements have been met to the satisfaction of the ED/MMC: 

1. A Qualified Biologist (possessing a valid Endangered Species Act Section 10[a][1][a] 

Recovery Permit) shall survey those habitat areas within the MHPA that would be 

subject to construction noise levels exceeding 60 decibels [dB(A)] hourly average for 

the presence of the least Bell’s vireo. Surveys for least Bell’s vireo, shall be conducted 

pursuant to the protocol survey guidelines established by the USFWS within the 
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breeding season prior to the commencement of any construction. If least Bell’s vireo 

are present, then the following conditions must be met: 

a. March 15 through September 15 for least Bell’s vireo, no clearing, grubbing, 

or grading of occupied habitat shall be permitted. Areas restricted from such 

activities shall be staked or fenced under the supervision of a Qualified 

Biologist; and  

b. March 15 through September 15 for least Bell’s vireo no construction 

activities shall occur within any portion of the site where construction 

activities would result in noise levels exceeding 60 dB(A) hourly average at 

the edge of occupied habitat. An analysis showing that noise generated by 

construction activities would not exceed 60 dB(A) hourly average at the edge 

of occupied habitat must be completed by a Qualified Acoustician 

(possessing current noise engineer license or registration with monitoring 

noise level experience with listed animal species) and approved by the 

ED/MMC at least 2 weeks prior to the commencement of construction 

activities. Prior to the commencement of construction activities during the 

breeding season, areas restricted from such activities shall be staked or 

fenced under the supervision of a Qualified Biologist; or 

At least 2 weeks prior to the commencement of construction activities, 

under the direction of a Qualified Acoustician, attenuation measures (e.g., 

berms, walls) shall be implemented to ensure that noise levels resulting 

from construction activities would not exceed 60 dB(A) hourly average at 

the edge of habitat occupied by the least Bell’s vireo. Concurrent with the 

commencement of construction activities and the construction of necessary 

noise attenuation facilities, noise monitoring shall be conducted at the edge 

of the occupied habitat area to ensure that levels do not exceed 60 dB(A) 

hourly average. If the noise attenuation techniques implemented are 

determined to be inadequate by the Qualified Acoustician or Biologist, then 

the associated construction activities shall cease until such time that 

adequate noise attenuation is achieved or until the end of the breeding 

season (September 16). Construction noise monitoring shall continue to be 

monitored at least twice weekly on varying days, or more frequently 

depending on the construction activity, to verify that noise levels at the 

edge of occupied habitat are maintained below 60 dB(A) hourly average or 

to the ambient noise level if it already exceeds 60 dB(A) hourly average. If 

not, other measures shall be implemented in consultation with the biologist 

and the ED/MMC, as necessary, to reduce noise levels to below 60 dB(A) 
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hourly average or to the ambient noise level if it already exceeds 60 dB(A) 

hourly average. Such measures may include, but are not limited to, 

limitations on the placement of construction equipment and the 

simultaneous use of equipment.  

2. If least Bell’s vireo are not detected during the protocol surveys, the Qualified 

Biologist shall submit substantial evidence to the ED/MMC and applicable resource 

agencies that demonstrates whether or not mitigation measures such as noise walls 

are necessary from March 15 through September 15 for least Bell’s vireo, adherence 

to the following is required:  

a. If this evidence indicates that the potential is high for least Bell’s vireo to 

be present based on historical records or site conditions, then Condition 

1(a) shall be adhered to as specified above. 

b. If this evidence concludes that no impacts to this species are anticipated, no 

mitigation measures would be necessary. 

10.2.2 HISTORICAL RESOURCES 

Potential impacts to historical resources would be reduced to below a level of significance through 

implementation of the following mitigation measure. 

MM-CR-1: The following shall be implemented to protect unknown archaeological 

resources and/or grave sites that may be identified during project 

construction phases.  

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, including but not limited to, the first 

Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a Notice to 

Proceed for Subdivisions, but prior to the first preconstruction meeting, whichever is 

applicable, the Assistant Deputy Director (ADD) Environmental designee shall verify 

that the requirements for Archaeological Monitoring and Native American 

monitoring have been noted on the applicable construction documents through the 

plan check process. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation Monitoring 

Coordination (MMC) identifying the Principal Investigator (PI) for the project and the 

names of all persons involved in the archaeological monitoring program, as defined 

in the City of San Diego Historical Resources Guidelines (HRG). If applicable, 
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individuals involved in the archaeological monitoring program must have completed 

the 40-hour Hazardous Waste Operations and Emergency Response 

Standard (HAZWOPER) training with certification documentation. 

2. MMC will provide a letter to the applicant confirming the qualifications of the PI and all 

persons involved in the archaeological monitoring of the project meet the 

qualifications established in the HRG. 

3. Prior to the start of work, the applicant must obtain written approval from MMC for any 

personnel changes associated with the monitoring program.  

II. Prior to Start of Construction 

A.  Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records search (1/2 mile 

radius) has been completed. Verification includes, but is not limited to a copy of a 

confirmation letter from South Coastal Information Center, or, if the search was in-

house, a letter of verification from the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning expectations and 

probabilities of discovery during trenching and/or grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to the one-

quarter mile radius. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitoring; the Applicant shall arrange a 

Precon Meeting that shall include the PI, Native American consultant/monitor (where 

Native American resources may be impacted), Construction Manager (CM) and/or 

Grading Contractor, Resident Engineer (RE), Building Inspector (BI), if appropriate, and 

MMC. The qualified Archaeologist and Native American Monitor shall attend any 

grading/excavation related Precon Meetings to make comments and/or suggestions 

concerning the Archaeological Monitoring program with the Construction Manager 

and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant shall schedule a 

focused Precon Meeting with MMC, the PI, RE, CM or BI, if appropriate, prior to 

the start of any work that requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the start of any work that requires monitoring, the PI shall submit an 

Archaeological Monitoring Exhibit (AME) (with verification that the AME has been 

reviewed and approved by the Native American consultant/monitor when Native 
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American resources may be impacted) based on the appropriate construction 

documents (reduced to 11x17) to MMC identifying the areas to be monitored 

including the delineation of grading/excavation limits. 

b. The AME shall be based on the results of a site specific records search as well as 

information regarding existing known soil conditions (native or formation). 

3.  When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall also submit a construction schedule to 

MMC through the RE indicating when and where monitoring will occur. 

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

construction requesting a modification to the monitoring program. This request 

shall be based on relevant information such as review of final construction 

documents which indicate site conditions such as depth of excavation and/or site 

graded to bedrock, etc., which may reduce or increase the potential for 

resources to be present.  

III. During Construction 

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

1. The Archaeological Monitor shall be present full-time during all soil disturbing and 

grading/excavation/trenching activities which could result in impacts to archaeological 

resources as identified on the AME. The Construction Manager is responsible for 

notifying the RE, PI, and MMC of changes to any construction activities such as in the 

case of a potential safety concern within the area being monitored. In certain 

circumstances Occupational Safety and Health Administration (OSHA) safety 

requirements may necessitate modification of the AME. 

2. The Native American consultant/monitor shall determine the extent of their presence 

during soil disturbing and grading/excavation/trenching activities based on the AME and 

provide that information to the PI and MMC. If prehistoric resources are encountered 

during the Native American consultant/monitor’s absence, work shall stop and the 

Discovery Notification Process detailed in Section III.B-C and IV.A-D shall commence. 

3. The PI may submit a detailed letter to MMC during construction requesting a 

modification to the monitoring program when a field condition such as modern 

disturbance post-dating the previous grading/trenching activities, presence of fossil 

formations, or when native soils are encountered that may reduce or increase the 

potential for resources to be present. 



SCH NO. 2013071043; PRJ-675732 

FINAL ENVIRONMENTAL IMPACT REPORT  CHAPTER 10.0 – MITIGATION MONITORING AND REPORTING PROGRAM 

El Camino Real Assisted Living Facility Project  City of San Diego 

       10-12 October 2024 

4. The archaeological and Native American consultant/monitor shall document field 

activity via the Consultant Site Visit Record (CSVR). The CSVR’s shall be faxed or 

emailed by the CM to the RE the first day of monitoring, the last day of monitoring, 

monthly (Notification of Monitoring Completion), and in the case of ANY discoveries. 

The RE shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the contractor to 

temporarily divert all soil disturbing activities, including but not limited to digging, 

trenching, excavating or grading activities in the area of discovery and in the area 

reasonably suspected to overlay adjacent resources and immediately notify the RE or BI, 

as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) of the discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and shall also submit 

written documentation to MMC within 24 hours by fax or email with photos of the 

resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made regarding the 

significance of the resource specifically if Native American resources are encountered. 

C.  Determination of Significance 

1. The PI and Native American consultant/monitor, where Native American resources are 

discovered shall evaluate the significance of the resource. If Human Remains are 

involved, follow protocol in Section IV below. 

a. The PI shall immediately notify MMC by phone to discuss significance 

determination and shall also submit a letter to MMC indicating whether 

additional mitigation is required. 

b. If the resource is significant, the PI shall submit an Archaeological Data Recovery 

Program (ADRP) which has been reviewed by the Native American 

consultant/monitor, and obtain written approval from MMC. Impacts to 

significant resources must be mitigated before ground disturbing activities in the 

area of discovery will be allowed to resume. Note: If a unique archaeological site 

is also an historical resource as defined in CEQA, then the limits on the amount(s) 

that a project applicant may be required to pay to cover mitigation costs as 

indicated in CEQA Section 21083.2 shall not apply. 

c. If the resource is not significant, the PI shall submit a letter to MMC indicating 

that artifacts will be collected, curated, and documented in the Final Monitoring 

Report. The letter shall also indicate that that no further work is required. 
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IV.  Discovery of Human Remains 

If human remains are discovered, work shall halt in that area and no soil shall be 

exported off-site until a determination can be made regarding the provenance of the 

human remains; and the following procedures as set forth in CEQA Section 15064.5(e), 

the California Public Resources Code (Sec. 5097.98) and State Health and Safety Code 

(Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI as appropriate, MMC, and the PI, if the 

Monitor is not qualified as a PI. MMC will notify the appropriate Senior Planner in the 

Environmental Analysis Section (EAS) of the Development Services Department to assist 

with the discovery notification process. 

2. The PI shall notify the Medical Examiner after consultation with the RE, either in person 

or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of the discovery and any nearby area 

reasonably suspected to overlay adjacent human remains until a determination can be 

made by the Medical Examiner in consultation with the PI concerning the provenance of 

the remains. 

2. The Medical Examiner, in consultation with the PI, will determine the need for a field 

examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will determine with input 

from the PI, if the remains are or are most likely to be of Native American origin. 

C. If Human Remains ARE determined to be Native American 

1. The Medical Examiner will notify the Native American Heritage Commission (NAHC) 

within 24 hours. By law, ONLY the Medical Examiner can make this call. 

2. NAHC will immediately identify the person or persons determined to be the Most Likely 

Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or sooner after the Medical Examiner has 

completed coordination, to begin the consultation process in accordance with CEQA 

Section 15064.5(e), the California Public Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make recommendations to the property owner or 

representative, for the treatment or disposition with proper dignity, of the human 

remains and associated grave goods. 
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5. Disposition of Native American Human Remains will be determined between the MLD 

and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR the MLD failed to make a 

recommendation within 48 hours after being notified by the Commission; OR; 

b. The landowner or authorized representative rejects the recommendation of the 

MLD and mediation in accordance with PRC 5097.94 (k) by the NAHC fails to 

provide measures acceptable to the landowner, THEN, 

c. In order to protect these sites, the Landowner shall do one or more of the following: 

(1) Record the site with the NAHC; 

(2) Record an open space or conservation easement on the site; 

(3) Record a document with the County. 

d. Upon the discovery of multiple Native American human remains during a ground 

disturbing land development activity, the landowner may agree that additional 

conferral with descendants is necessary to consider culturally appropriate 

treatment of multiple Native American human remains. Culturally appropriate 

treatment of such a discovery may be ascertained from review of the site 

utilizing cultural and archaeological standards. Where the parties are unable to 

agree on the appropriate treatment measures the human remains and items 

associated and buried with Native American human remains shall be reinterred 

with appropriate dignity, pursuant to Section 5.c., above. 

D.  If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and notify them of the historic era context of 

the burial. 

2. The Medical Examiner will determine the appropriate course of action with the PI and 

City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately removed and conveyed 

to the San Diego Museum of Man for analysis. The decision for internment of the human 

remains shall be made in consultation with MMC, EAS, the applicant/landowner, any 

known descendant group, and the San Diego Museum of Man. 

V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract package, the extent and 

timing shall be presented and discussed at the precon meeting.  
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2. The following procedures shall be followed. 

a. No Discoveries 

In the event that no discoveries were encountered during night and/or weekend work, 

the PI shall record the information on the CSVR and submit to MMC via fax or email by 

8AM of the next business day. 

b. Discoveries 

All discoveries shall be processed and documented using the existing procedures 

detailed in Sections III - During Construction, and IV – Discovery of Human Remains. 

Discovery of human remains shall always be treated as a significant discovery. 

c. Potentially Significant Discoveries 

If the PI determines that a potentially significant discovery has been made, 

the procedures detailed under Section III - During Construction and IV-

Discovery of Human Remains shall be followed.  

d. The PI shall immediately contact MMC, or by 8AM of the next business day to 

report and discuss the findings as indicated in Section III-B, unless other specific 

arrangements have been made. 

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

1. The Construction Manager shall notify the RE, or BI, as appropriate, a minimum of 24 

hours before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 

VI. Post Construction 

A.  Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft Monitoring Report (even if negative), 

prepared in accordance with the Historical Resources Guidelines (Appendix C/D) which 

describes the results, analysis, and conclusions of all phases of the Archaeological 

Monitoring Program (with appropriate graphics) to MMC for review and approval within 

90 days following the completion of monitoring. It should be noted that if the PI is unable 

to submit the Draft Monitoring Report within the allotted 90-day timeframe resulting 

from delays with analysis, special study results or other complex issues, a schedule shall 

be submitted to MMC establishing agreed due dates and the provision for submittal of 

monthly status reports until this measure can be met. 
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a. For significant archaeological resources encountered during monitoring, the 

Archaeological Data Recovery Program shall be included in the Draft 

Monitoring Report. 

b. Recording Sites with State of California Department of Parks and Recreation 

The PI shall be responsible for recording (on the appropriate State of California 

Department of Park and Recreation forms-DPR 523 A/B) any significant or 

potentially significant resources encountered during the Archaeological 

Monitoring Program in accordance with the City’s Historical Resources 

Guidelines, and submittal of such forms to the South Coastal Information Center 

with the Final Monitoring Report. 

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

the Final Report. 

3. The PI shall submit revised Draft Monitoring Report to MMC 

for approval. 

4. MMC shall provide written verification to the PI of the draft Monitoring Report. 

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

submittals and approvals. 

B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that all cultural remains collected are cleaned 

and catalogued 

2. The PI shall be responsible for ensuring that all artifacts are analyzed to identify function 

and chronology as they relate to the history of the area; that faunal material is identified 

as to species; and that specialty studies are completed, as appropriate. 

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

C. Curation of artifacts: Accession Agreement and Acceptance Verification 

1. The PI shall be responsible for ensuring that all artifacts associated with the survey, 

testing and/or data recovery for this project are permanently curated with an 

appropriate institution. This shall be completed in consultation with MMC and the 

Native American representative, as applicable. 

2. The PI shall include the Acceptance Verification from the curation institution in the 

Final Monitoring Report submitted to the RE or BI and MMC. 

3. When applicable to the situation, the PI shall include written verification from the 

Native American consultant/monitor indicating that Native American resources were 
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treated in accordance with state law and/or applicable agreements. If the resources 

were reinterred, verification shall be provided to show what protective measures 

were taken to ensure no further disturbance occurs in accordance with Section IV – 

Discovery of Human Remains, Subsection 5. 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved Final Monitoring Report to the RE or BI 

as appropriate, and one copy to MMC (even if negative), within 90 days after 

notification from MMC that the draft report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release of the 

Performance Bond for grading until receiving a copy of the approved Final 

Monitoring Report from MMC which includes the Acceptance Verification from the 

curation institution. 

10.2.3 NOISE 

Potential noise impacts would be reduced to below a level of significance through implementation of 

the following mitigation measure. 

MM-NOI-1: Temporary Construction Noise 

Prior to issuance of a grading permit, the grading plans shall be verified by the City to state 

the following: 

The proposed project applicant or its contractor will implement one or more of the following options 

for onsite noise control and sound abatement means that, in aggregate, would yield a minimum of 

approximately 10 dBA of construction noise reduction during the grading phase of the project. 

• Administrative controls (e.g., reduce operating time of equipment and/or prohibit usage of 

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

• Engineering controls (change equipment operating parameters [speed, capacity, etc.], or 

install features or elements that otherwise reduce equipment noise emission [e.g., upgrade 

engine exhaust mufflers]). 

• Install noise abatement on the site’s southern boundary fencing (or within, as practical and 

appropriate) in the form of sound blankets having a minimum sound transmission class 

(STC) of 20 or comparably performing temporary solid barriers (e.g., plywood sheeting at 

least ½” thick, with no airgaps between adjacent vertical sheets) to occlude construction 

noise emission between the site (or specific equipment operation as the situation may 

define) and the noise-sensitive receptor(s) of concern. 
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10.2.4 TRIBAL CULTURAL RESOURCES 

Potential impacts to tribal cultural resources would be reduced to below a level of significance 

through implementation of Mitigation Measure (MM) CR-1. 
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