

















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

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

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

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

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

Chapter 3, Project Description

e Section 3.3.1: Minor typographical errors were corrected.

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

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

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

e Section 3.4: updated to clarify that the project would adhere to all measures within Table 3-3.
e Table 3-3: Clarification made to CM-BIO-1.

e Table 3-3: PDF-BIO-1 changed to CM-BIO-6.

e Table 3-3: PDF-FIRE-1 through PDF-FIRE-3 changed to CM-FIRE-2 through CM-FIRE-4.

e Table 3-3: PDF-FIRE-4 through PDF-FIRE-7 renumbered to PDF-FIRE-1 through PDF-FIRE-3.
e Table 3-3: Clarifications made to PDF-FIRE-1 and PDF-FIRE-2.

Section 5.1, Land Use

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

e Page 5.1-4: Deleted text
e Page 5.1-20: Clarification made between Assisted Living Site and project site.
e Table 5.1-1 updated to clarify the requirements for BMZ 1 onsite.
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e Table 5.1-1 updated to clarify that the Coastal Overlay Zone limits the allowed reduction
of BMZ 2.

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

Section 5.4, Biological Resources

e Page 5.4-18: Minor typographical errors were corrected.
e Page 5.4-20: Minor typographical errors were corrected.
e Page 5.4-24: MM-NOI-1 added to MM-BIO-1.

e Page 5.4-25: Clarifications made to MM-BIO-2.

e Page 5.4-29: Minor typographical errors were corrected.
e Page 5.4-30: Minor typographical errors were corrected.
e Page 5.4-31: Minor typographical errors were corrected.
e Page 5.4-32: PDF-BIO-1 changed to CM-BIO-6.

Section 5.10, Noise

e Section 5.10.2: Summary of “EPA’s Levels Document” included.
Section 5.11, Tribal Cultural Resources

e Page 5.11-2: Minor typographical errors were corrected.
Chapter 6, Cumulative Impacts

e 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

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

e Page 7-8: updated to clarify the Coastal Overlay Zone limits the allowed reduction of BMZ 2.
e Page 7-8: updated numbering for PDF-FIRE-1-4.

e Section 7.5: Language that was contrary to SWPPP was removed.

e Page 7-16: updated to clarify the requirements for BMZ 1 onsite.

e Page 7-16: updated to clarify that the Coastal Overlay Zone limits the allowed reduction
of BMZ 2.

e Page 7-16: updated numbering for PDF-FIRE-1-4.
e Page 7-17: Minor typographical errors were corrected.
e Page 7-17: updated to reference Appendix Q, Emergency and Disaster Plan.
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e 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.

e 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.

e 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.

e 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
e Page 8-4: Word “urban” removed.
Chapter 9, Alternatives

e Page 9-7: minor addition to text.
e Page 9-9: “proposed Assisted Living Facility” was changed to “Alternative 1."
e Page 9-9: word “slightly” removed.

Chapter 11, References
e Additional references added.
Appendices

e 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 EI 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.

e Appendix F: Cultural Resources Inventory and Evaluation Report

o Cover page: updated date revised.
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o Page 25: minor text edits.
o Page 27: added identification number of resource to text.
o Page 36: minor text edits.
e 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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Land Use: 254
Assisted Living

Description

An assisted living complex Is a residential setting that provides either routine general protective
oversight or assistance with activities necessary for independent living to persons with mental or

physical limitations. The typical resident has difficulty ing in an i dent living
but does not require nursing home care. its centralized services typically include dining, housekeeping,
social and physical activities, { i and ion.

The complex commonly provides separate living quarters for each resident. Alzheimer's and ALS
care are commonly offered at an assisted living facility. Living quarters for these patients may be
located separately from the other residents

Assisted care commonly bridges the gap between independent living and a nursing home. In some
areas of the country, an assisted living residence may be called personal care, residential care, or
domiciliary care. Staff may be available at an assisted care facility 24 hours a day, but skilled medical
care—which is limited in nature—is not required. Congregate care facility (Land Use 253), continuing
care retirement community (Land Use 255), and nursing home (Land Use 620) are related uses.

Additional Data

The technical appendices provide supporting i ion on ti f-day for this
land use. The appendices can be accessed through either the ITETripGen web app or the trip
generation resource page on the ITE website (https:/

and-parking-generation/)

The sites were surveyed in the 1980s, the 1990s, the 2000s, and the 2010s in Connecticut, New
Jersey, New York, Oregon, Pennsylvania, Tennessee, Texas, and Utah

Source Numbers
244, 573, 581, 611, 725, 876, 877, 912, 1016, 1029

He= General Urban/Suburban and Rural (Land Uses 000-399) 435

18-24
Cont.

Page 25 of 45 in Comment Letter IS

El Camino Real Assisted Living Facility Project

RTC-195

City of San Diego
October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT

RESPONSES TO COMMENTS

(254)

Assisted Living

Vehicle Trip Ends vs: Beds
On a: Weekday

Number of Studies: 2
Avg. Num. of Beds: 135

Setting/Location: General Urban/Suburban

Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bed

[ Average Rate Range of Rates Standard Deviation |
[ 260 186-4.14 I
Data Plot and Equation Caution ~ Small Sample Size
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x
x
18-24
Cont.
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436 Trip Generation Manual 11th Edition * Volume 3
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Land Use: 620
Nursing Home

Description

A nursing home is a facility whose primary function is to provide care for persons who are unable
to care for themselves. Examples include rest homes, chronic care, and convalescent homes.
Skilled nurses and nursing aides are present 24 hours a day at these sites. Residents often require
treatment from a registered healthcare professional for ongoing medical Issues. A nursing home
resident is not capable of operating a vehicle. Traffic is entirely generated by employees, visitors,
and deliveries. Assisted living (Land Use 254) and inuing care retirement ity (Land
Use 255) are related uses.

Additional Data

The technical appendices provide supporting information on time-of-day distributions for this
land use. The appendices can be accessed through either the ITETripGen web app or the trip
generation resource page on the ITE website (https://www.ite.org/technicel-resources/topics/trip-
and-parking-generation/).

The average numbers of person trips per vehicle trip at the three general urban/suburban sites at
which both person trip and vehicle trip data were collected were as follows: 18-24
* 1.0 during Weekday, Peak Hour of Adjacent Street Traffic, one hour between 7 and 9 a.m. Cont.
* 1.1 during Weekday, AM Peak Hour of Generator

* 1.5 during Weekday, PM Peak Hour of Generator

The sites were surveyed In the 1980s, the 1990, the 2000s, and the 2010s in Alberta (CAN),
Florida, New Hampshire, New Jersey, New York, Ontario, Canada, and Texas.

Source Numbers
436, 502, 598, 734, 878, 971, 972

642  Trip Generation Manual 11th Edition * Volume 4 W
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Nursing Home
(620)

“l

Vehicle Trip Ends vs: Beds
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 3
Avg. Num. of Beds: 160
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bed

Average Rate Rangs of Rates

Standard Deviation
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A Policy on
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A
34 | APolicyon Geometric Design of Highways and Strasts
US. Customary I Motric -
‘ y? p (3-1)
dy=1.075 — dy =0.039 —
a a

where: | where:

d, = braking distance, fe = braking distance, m

¥ = design speed, mph ¥ = design speed, km/h

@ = deceleration rate, ft/s* | @ = deceleration rate, m/s*
Studics documented in the literature (£9) show that most drivers decelerate at 2 rate greater
than 14.8 fo/s? [4.5 m/%] when confronted with the need to stop for an unexpected object in
the roadway. Approximately 90 percent of all drivers decelerate at rates greater than 11.2 ft/s*

[3.4 m/s*]. Such decelerations are within the driver’s capabiliry to stay within his or her lane and

| maintain steering control dusing the braking maneuver on wet surfaces, Therefore, 11.2 f/5* [3.4
m/s"] (a comfortable deceleration for most drivers) is recommended as the deceleration threshold
for determining stopping sight distance. Implicit in the choice of this decelerstion threshold is
the asscssmeat that maest vehicle braking systems and the tire-pavement friction levels of most
roadways are capable of providing a deceleration rate of at least 11.2 ft/e? [3.4 m/s%). The friction
available on most wet pavement surfaces and the capabilities of most vehicle braking systems can
provide braking friction that exceeds this deceleration rate. 18-24
Cont.

Tabla 3-1. Stopping Sight Distance on Level Roadways

s. EE

Design | Braka | Besking Stopping Design
Spoad | Resction | Distance | Sight Distance Speed

{mph) | Distance | on Lovel | Cafculated | Design | | G/}
) {fe) 1) ()

[ 15 | 551 | 216 | 767 ) 20
2 | 735 | 384 119 115 30

25 | 919 | 600 | 1519 | 155 |[ 40
30 | 1103 | es4 | 1967 | 200 || so
1286 | 1176 | 2462 | 250 50
1470 | 1536 | 3006 | 305 70
1654 | 1944 | 3508 | 3s0 80 | 556 | 734 | 1290 | 1%
1838 | 2400 4238 425 || %0 | 626 929 1555 160
2021 | 2903 | 4924 m 100 | 695 | 1147 | 18s2 | 185 |
| 2205 | 3455 su. o 110 | 765 | 1388 | 2153 | 220
| 2389 | avss | s | [Ti20 | &34 1652 | 2486 | 250

70 2573 470.3 727A 730 J 130 0.4 1938 284.2 285
75 | 2756 | 5399 | 8155 | 820 o | 973 | 2248 | 3221 | 325 |
|_80 [ 29a0 [ 6143 | 9083 | 910

85 3135 6935 IGU7D 10|D

Nota: Brake reaction distance prediceted on a time of 2.5 5; deceferation rate of 11,2 f/e? (3.4 m/s’)
used to determine calculated sight distance.
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Department of Real Estate
of the
State of California

PLANNED DEVELOPMENT
FINAL SUBDIVISION PUBLIC REPORT

In the matter of the application of

CRV STALLIONS CROSSING, L.P., FILE NO.  107139LA-FO0
A CALIFORNIA LIMITED PARTNERSHIP
ISSUED: JULY 03, 2002

EXPIRES:  JULY 02, 2007

for @ Final Subdivision Public Report on

THE VILLAS AT STALLIONS CROSSING,
MAP NO. 14299
“VILLAS AT STALLIONS CROSSING" - PHASE 4

SAN DIEGO COUNTY, CALIFORNIA PAULA REDDISH ZINNEMANN
Real Estate Commissioner

CONSUMER INFORMATION

< This report is not a or of the ivision; it is informative only.
% Buyer or lessee must sign that (s)he has received and read this report.

% A copy of this subdivision public report along with & statement advising that a copy of the public report may be
obtained from the owner, subdivider, or agent at any time, upon oral or written request, must be posted in a
conspicuous place at any office where sales or leases or offers to sell or lease interests in this subdivision are
regularly made.  [Reference Business and Professions (B & P) Code Section 11018.1(b)]

This report expires on the date shown above. All material changes must be reported o the Department of Real Estate.
(Refer to Section 11012 of the B&P Code; and Chapter 6, Title 10 of the California Administrative Code, Regulation
2800.) Some material changes may require amendment of the Public Report; which Amendment must be obtained and
used in lieu of this report.

Section 12920 of the California Government Code provides that the practice of discrimination in housing accommo-
dations on the basis of race, color, religion, sex, marital siatus, national origin, physical handicap or ancestry, is against
public policy.

Under Section 125.6 of the B&P Code, California real estate licensees are suh_yc:! to disciplinary action by the Real
Estate Commissioner if they discriminate or make any inction or i the sale or lease of real
property because of the race, color, sex, religion, ancestry, national origin, or phym:al handicap of the client. If any
prospective buyer or lessee believes that a licensee is guilty of such conduct, (s)he should contact the Department of
Real Estate.

Read the entire report on the following pages before contracting to buy or lease an interest in this subdivision.

RE 618 (Rev. 12/69)

18-25
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COMMON INTEREST DEVELOPMENT
GENERAL INFORMATION

Ci I D

The project described in the attached Subdivision Public
Report is known as a common-interest development. Read
the Public Report carefully for more information about the
type of development., The development includes common
areas and facilities which will be owned and/or operated by
an owner’s association. Purchase of a lot or unit
automatically entitles and obligates you as a member of the
association and, in most cases, includes a beneficial interest
in the areas and facilitics, Since membership in the
association is mandatory, you should be aware of the
following information before you purchase:

Governing Instruments

Your ownership in this development and your rights and
remedies as a member of its association will be controlled by
governing instruments which generally include a Declaration
of Restrictions (also known as CC&R's). Articles of
Incorporation (or association) and bylaws, The provisions of
these documents are intended to be, and in most cases are,

Usless you serve as a member of the governing board or on
@ committee appointed by the board, your control of the
operation of the common areas and facilities is limited to
your vote as a member of the association. There are actions
that can be taken by the governing body without a vote of
the members of the association which can have a
significant impact upon the quality of life for association
members.

Subdivider Control

Until there is a sufficient number of purchasers of lots or
units in & common interest development to elect a majority
of the governing body, it is likely that the subdivider will
effectively control the affairs of the association. It is
frequently necessary and equitable that the subdivider do
50 during the early stages of development. It is vitally
important to the owners of individual subdivision interests
that the transition from subdivider to resident-owner
control be accomplished in an orderly manner and in &
spirit of cooperation.

enforce-able in a court of law. Study these d
carefully before entering into a contract to purchase a
subdivision interest,

Assessments

In order to provide funds for operation and maintenance of

the common facilitics, the association will levy assessments
against your lot or unit. If you are delinquent in the payment
of assessments, the association may enforce payment through
court proceedings o your lot or unit may be liened and sold

Coop ive Living

When contemplating the purchase of a dwelling in a
common interest development, you should consider factors
beyond the attractiveness of the dwelling units themselves,
Study the governing instruments and give careful thought
to whether you will be able to exist happily in an
atmosphere of cooperative living where the interests of the
group must be taken into account as well as the interests of
the individual, Remember that managing a common
interest is very much like governing a small

through the exercise of a power of sale.  The anti

income and expenses of the association, including the
amount that you may expect to pay through assessments, are
outlined in the proposed budget. Ask 10 see a copy of the
budget if the subdivider has not already made it available for
your examination.

Common Facilities

A homeowner association provides a vehicle for the
ownership and use of recreational and other common
facilities which were designed 10 attract you to buy in this
development. The association also provides a means to
accomplish architectural control and to provide a base for
homeowner interaction on a variety of issues. The purchaser
of an interest in a common-interest development should
contemplate active participation in the affairs of the
association. He or she should be willing to serve on the board
of directors or on committees created by the board. In short,
“they" in a common interest development is “you".

community ... the management can serve you well, but
you will have to work for its success. [B&P Code Section
11018.1(¢))

Informational Brochure

The Department of Real Estate pablishes the Common
Interest Development Brochure. The information contained
in this brochure provides a brief overview of the rights,
duties and responsibilities of both associations and
individual owners in common interest developments. To
obtain a free copy of this brochure, please send your
request to:

Book Orders

Department of Real Estate
P.O. Box 187006
Sacramento, CA 95818-7006

Department of Real Estate ~ RE 646 (Rev. 197)

PAGE 20F 13 FILE NO. 107139LA-F00

18-25
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SPECIAL NOTES

THIS REPORT COVERS ONLY RESIDENTIAL LOTS 1 THROUGH 15 AND COMMON
AREA LOTS A, B, C, D, E, F AND G OF MAP NO. 14299,

IF YOU HAVE RECEIVED A PRELIMINARY PUBLIC REPORT FOR THIS SUBDIVISION,
YOU ARE ADVISED TO CAREFULLY READ THIS FINAL PUELIC REPORT SINCE IT
CONTAINS INFORMATION THAT 1S MORE CURRENT AND PROBABLY DIFFERENT
THAN THAT INCLUDED IN THE PRELIMINARY REPORT.

THE RESIDENTIAL LOT YOU ARE PURCHASING IS SITUATED IN A PROJECT
ENOWN AS “STALLIONS CROSSING” (“STALLIONS CROSSING” OR “PROJECT™)
WHICH 1S BEING DEVELOPED BY CRV STALLION CROSSINGS, L.P., A CALIFORNIA
LIMITED PARTNERSHIF (“"DEVELOPER™).

THIS PROJECT 15 A COMMON-INTEREST SUBDIVISION OF THE TYPE REFERRED TO
AS A PLANNED DEVELOPMENT. IT INCLUDES COMMON AREAS, AND COMMON
AMENITIES WHICH WILL BE MAINTAINED BY AN INCORPORATED OWNERS
ASSOCIATION, STALLIONS CROSSING HOMEOWNERS ASSOCIATION
("ASSOCIATION™). THE ASSOCIATION HAS BEEN FORMED PURSUANT TO THE
TERMS AND FROVISIONS OF THE DECLARATION OF COVENANTS, CONDITIONS
AND RESTRICTIONS OF STALLIONS CROSSING ("DECLARATION") RECORDED IN
THE OFFICIAL RECORDS OF SAN DIEGO COUNTY. STALLIONS CROSSING IS ALSO
GOVERNED AND ORGANIZED PURSUANT TO THE BYLAWS OF STALLIONS
CROSSING HOMEOWNERS ASSOCIATION (“BYLAWS") AND THE ARTICLES OF
INCORPORATION ("ARTICLES"). 18-25
PURCHASERS OF RESIDENTIAL LOTS WITHIN STALLIONS CROSSING WILL BE bont.
MEMBERS OF THE ASSOCIATION AND SUBJECT TO ITS ASSESSMENTS IN
ACCORDANCE WITH THE PROVISIONS OF THE DECLARATION. IN ADDITION, THE
ASSOCIATION HAS THE RIGHT TO PROMULGATE ARCHITECTURAL GUIDELINES
(“ARCHITECTURAL GUIDELINES") AND RULES AND REGULATIONS (“RULES AND
REGULATIONS") FURTHER GOVERNING THE OWNERS WITHIN STALLIONS
CROSSING (HEREIN THE DECLARATION, BYLAWS, ARTICLES AND ANY RULES
AND REGULATIONS AND ARCHITECTURAL GUIDELINES PROMULGATED BY THE
ASSOCIATION ARE REFERRED TO AS THE “GOVERNING DOCUMENTS"). YOU
SHOULD REVIEW EACH OF THE GOVERNING DOCUMENTS CAREFULLY.

THE ASSOCIATION HAS THE RIGHT TO LEVY ASSESSMENTS AGAINST YOU FOR
MAINTENANCE OF THE COMMON AREAS, AMENITIES AND FACILITIES, AND
OTHER PURPOSES. YOUR CONTROL OF OPERATIONS AND EXPENSES IS LIMITED
TO THE RIGHT OF YOUR ELECTED REPRESENTATIVES TO VOTE ON CERTAIN
PROVISIONS AT MEETINGS.

SINCE THE COMMON AREA IMPROVEMENTS, AMENITIES AND FACILITIES WILL BE
MAINTAINED BY THE ASSOCIATION, IT 1S ESSENTIAL THAT THIS ASSOCIATION BE
FORMED EARLY AND PROPERLY. THE ASSOCIATION MUST HOLD THE FIRST
MEMBERSHIP MEETING AND ELECTION OF THE ASSOCIATION'S GOVERNING
BODY WITHIN SIX MONTHS AFTER THE CLOSING OF THE SALE OF THE FIRST
SUBDIVISION INTEREST UNDER THE FIRST PUBLIC REPORT FOR THE
SUBDIVISION. HOWEVER, IN NO EVENT SHALL THE MEETING BE HELD LATER
THAN ST MONTHS AFTER THE CLOSING OF THE SALE OF THE FIRST SUBDIVISION
INTEREST. (REGULATIONS 2792.17 AND 2792.19) THE ASSOCIATION MUST ALSO
PREPARE AND DISTRIBUTE TO ALL HOMEOWNERS A BALANCE SHEET AND
INCOME STATEMENT.

PAGE3 OF 13 FILE NO. 107 135LA-FO0
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THE DEVELOPER MUST PAY ASSESSMENTS TO THE ASSOCIATION FOR ALL
UNSOLD RESIDENTIAL LOTS IN THIS PHASE. THE PAYMENTS MUST COMMENCE
ON THE FIRST DAY OF THE MONTH AFTER DEVELOPER CONVEYS THE FIRST
SUBDIVISION INTEREST IN THIS PHASE. (REGULATIONS 2792.9 AND 2792.16.)

THE DEVELOPER MUST MAINTAIN AND DELIVER TO THE ASSOCIATION THE
SPECIFIC RECORDS AND MATERIALS LISTED IN REAL ESTATE COMMISSIONER'S
REGULATION 2792.23 WITHIN THE STATED TIME PERIOD. THESE RECORDS AND
MATERIALS DIRECTLY AFFECT THE ABILITY OF THE ASSOCIATION TO PERFORM
ITS DUTIES AND RESPONSIBILITIES. (REFER TO SECTION 11018.5 OF THE BUSINESS
AND PROFESSIONS CODE AND SECTION 1363 OF THE CIVIL CODE.)

THE DEVELOPER MUST PROVIDE YOU WITH A COPY OF THE ARTICLES OF
INCORPORATION, BYLAWS, AND DECLARATION PRIOR TO CLOSE OF ESCROW.
THESE DOCUMENTS CONTAIN NUMEROUS MATERIAL PROVISIONS THAT
SUBSTANTIALLY AFFECT AND CONTROL YOUR RIGHTS, PRIVILEGES, USE,
OBLIGATIONS, AND COSTS OF MAINTENANCE AND OPERATION. YOU SHOULD
READ AND UNDERSTAND THESE DOCUMENTS BEFORE YOU OBLIGATE YOURSELF
TO PURCHASE A RESIDENTIAL LOT. (SECTION 11018.6 OF THE BUSINESS AND
PROFESSIONS CODE).

THE DEVELOPER STATED HE OR SHE WILL FURNISH THE CURRENT BOARD OF
OFFICERS OF THE ASSOCIATION AND EACH INDIVIDUAL PURCHASER WITH THE
DEPARTMENT OF REAL ESTATE REVIEWED ASSOCIATION BUDGET.

DEVELOPER ESTIMATES ALL COMMON AREA IMPROVEMENTS AND AMENITIES IN 18-25
THIS PHASE WILL BE COMPLETED BY APPROXIMATELY JANUARY 2003. Cont.

NO ESCROWS WILL CLOSE UNTIL ALL COMMON AREA IMPROVEMENTS,
AMENITIES, LANDSCAPING AND RESIDENTIAL LOTS IN THIS PHASE HAVE BEEN
COMPLETED AND A NOTICE OF COMPLETION HAS BEEN FILED AND ALL CLAIM
OF LIENS HAS EXPIRED, OR A TITLE POLICY ISSUED TO EACH PURCHASER
CONTAINING AN ENDORSEMENT AGAINST ALL CLAIMS OF LIENS. (SECTION
11018.5 OF THE BUSINESS AND PROFESSIONS CODE).

THE DEVELOPER HAS INDICATED THAT HE OR SHE INTENDS TO SELL ALL OF THE
RESIDENTIAL LOTS IN THIS PROJECT; HOWEVER, ANY OWNER, INCLUDING THE
DEVELOPER, HAS A LEGAL RIGHT TO RENT OR LEASE THE RESIDENTIAL LOTS.

IF YOU PURCHASE FIVE OR MORE RESIDENTIAL LOTS FROM THE DEVELOPER,
THE DEVELOPER IS REQUIRED TO NOTIFY THE REAL ESTATE COMMISSIONER OF
THE SALE. [F YOU INTEND TO SELL YOUR INTERESTS OR LEASE THEM FOR
TERMS LONGER THAN ONE YEAR, YOU ARE REQUIRED TO OBTAIN AN AMENDED
SUBDIVISION PUBLIC REPORT BEFORE YOU CAN OFFER THE INTERESTS FOR SALE
OR LEASE.

WARNING; WHEN YOU SELL YOUR RESIDENTIAL LOT TO SOMEONE ELSE, YOU
MUST GIVE THAT PERSON A COPY OF THE DECLARATION, ARTICLES, BYLAWS
AND A TRUE STATEMENT CONCERNING ANY DELINQUENT ASSESSMENTS,
PENALTIES, ATTORNEYS' FEES OR OTHER CHARGES, PROVIDED BY THE
DECLARATION OR OTHER MANAGEMENT DOCUMENTS ON THE RESIDENTIAL LOT
AS OF THE DATE THE STATEMENT WAS ISSUED.
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NOTE; IF YOU FORGET TO DO THIS, IT MAY COST YOU A PENALTY OF
$500.00 - PLUS ATTORNEY'S FEES AND DAMAGES (SEE CIVIL CODE
SECTION 1368)

THE DEVELOPER MUST MAKE AVAILABLE TO YOU COPIES OF ASSOCIATION GOVERNING
INSTRUMENTS, A STATEMENT CONCERNING ANY DELINQUENT ASSESSMENTS AND
RELATED CHARGES AS PROVIDED BY THE GOVERNING INSTRUMENTS AND, IF
AVAILABLE, CURRENT FINANCIAL AND RELATED STATEMENTS (SEE BUSINESS AND
PROFESSIONS CODE SECTION 11018,6),

NOTWITHSTANDING ANY PROVISION IN THE PURCHASE CONTRACT TO THE CONTRARY,
A PROSPECTIVE BUYER HAS THE RIGHT TO NEGOTIATE WITH THE DEVELOPER TO
ALLOW AN INSPECTION OF THE PROPERTY BY THE BUYER OR THE BUYER'S DESIGNEE
UNDER TERMS MUTUALLY AGREEABLE TO THE PROSPECTIVE BUYER AND DEVELOPER.

INTERESTS TO BE CONVEYED

You will receive fee title to a specified Residential Lot together with a membership in the "Stallions
Crossing Homeowners Association” and rights to use the common area.

LOCATION AND SIZE

This subdivision is located at Del Mar Heights Road and Via De La Valle within the city Timits of San
Diego. Prospective purchasers should acquaint themselves with the kinds of city services available,

This is the fourth phase which consists of approximately 5.99 acres divided into 15 Residential Lots, each
with an attached 2 or 3 car garage. 18-25

Cont.
MAINTENANCE AND OPERATIONAL EXPENSES

The subdivider has submitied a budget for the management, maintenance and operation of the common
areas and for long-term reserves. This budget was reviewed by the Department of Real Estate in August,
2001. You should obtain a copy of this budget from the subdivider. Under this budget, the monthly
assessment against each subdivision interest will be $122.00 of which $23.88 is a monthly contribution to
long- term reserves and is not to pay for current management, maintenance and operating expenses.

The utility rates used for the calculations within this budget are based on information available at the
time of the budget review date (as shown above). Increases in regular assessments or special
assessments may be required as a measure to provide adequate funds to compensate for potential utility
rate increases. Purchasers should be aware of the possible affect these increases may have on their
homeowner assessments.

I¥ THE BUDGET FURNISHED TO YOU BY THE DEVELOPER SHOWS A MONTHLY
ASSESSMENT FIGURE WHICH 1S AT LEAST 20% MORE OR AT LEAST 10% LESS
THAN THE ASSESSMENT AMOUNT SHOWN IN THIS PUBLIC REPORT, YOU SHOULD
CONTACT THE DEPARTMENT OF REAL ESTATE BEFORE ENTERING INTO AN
AGREEMENT TO PURCHASE.

The Association may increase or decrease assessments at any time in accordance with the procedure
prescribed in the Declaration or Bylaws. In considering the advisability of 4 decrease or a smaller
increase, in assessments, care should be taken not to eliminate amounts attributable to reserves for
replacement or major maintenance,
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THE BUDGET INFORMATION INCLUDED IN THIS PUBLIC REPORT IS APPLICABLE
AS OF THE DATE OF BUDGET REVIEW AS SHOWN ABOVE. EXPENSES OF
OPERATION ARE DIFFICULT TO PREDICT AND EVEN IF ACCURATELY ESTIMATED
INITIALLY, MOST EXPENSES INCREASE WITH THE AGE OF FACILITIES AND WITH
INCREASES IN THE COST OF LIVING.

Monthly will on all Resid | Lots in this phase on the first day of the month
following the conveyance of the first subdivision interest.

The remedies available to the Association against Owners who are delinquent in the payment of
assessments are set forth in the Declaration, These remedies are available against the Developer as well as
against other Owners.

The Developer has posted a bond as partial security for his obligation 10 pay thesc assessments. The
governing body of the Association should assure itself that the Developer has satisfied these obligations
% the Association with respect to the payment of assessments before agreeing 10 a release or exoneration
of the security,

Easements for utilities, drainage and other purposes are shown on the Title Report and Subdivision Map
recorded in the Office of the San Diego County Recorder, as Map No. 14299.

RESTRICTIONS
This subdivision is subject to the Declaration recorded in the Office of the San Diego County Recorder,

on January 10, 2002 as File No. 2002-0024402 and to a Supplementary Declaration recorded June 25,
2002 as Document No. 2002-0534212.

The Dy contains isions relating to your use and occupancy of your Residential Lot
mcluding without limitation, pm\'nsmwxs which give the Board the right to review and approve of all
improvements constructed by an Owner, The Dy also contains use You
should carefully review all of the terms and provisions in the Goveming Documents including the
Declaration.

FOR INFORMATION AS TO YOUR OBLIGATIONS AND RIGHTS, YOU SHOULD READ
THE DECLARATION. THE DEVELOPER MUST MAKE IT AVAILABLE TO YOU.

USES. Zi ND.
The Developer advises the following exist within or near this subdivision:
Property located north of this project is zoned civic (church).
Property located east of this project is zoned agricultural,
Property located west of this project is zoned farm.
A Polo Club located approximately 1 mile north of this project, is used as a polo field as well as a soccer

field. As a result, your Residence may be subject to noise, lighting, traffic and flies and odors from the
horses,
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The Fairbanks Ranch Countrv Club is located approximately 2 mile(s) east of this project and as a
result, your Residence may be subject to greater levels of noise, lighting and traffic. Neither Developer
nor the Association have any control over the operation of the Fairbanks Ranch Country Club,

The San Dieguito River is located approximately | mile northwest of this project. By living in such
close proximity to the San Dieguito River you and your Residence may be subject to greater levels of
mold, mildew, odors and rusting of wrought iron fencing or other iron type fixtures,

The Interstate 5 is an 8 lane freeway located directly west approximately | mile, The I-5 freeway is
planned to be widened and impacts of widening may affect the Project. The I-5 freeway is 2 major
freeway that maty create noise, odor, pollution and dirt that could affect the Project 24 hours a day.

Adjacent Land Uses. Developer makes no representation about future land uses on any adjacent or
nearby properties. Because general and specific plans and zoning are subject to changes, we encourage
you to check with the Planning Department or any other appropriate City department regarding proposed
land use. There may be construction activity in the vicinity of the Project and that as a result, there may
be noise, construction traffic and dust and other similar nuisances.

The Project 15 also located within the overflight pattern for hot air balloans departing from the Del Mar
area, Asa result, the Project may be subject to noise and other disturbances resulting therefrom.

MCAS Miramar. The Project is located in the vicinity of MCAS Miramar (fomm]y known as Naval
Air Station (NAS) Miramar), an existing airport currently operated as a naval and marine facility.

The Project is under the Julian Departure Corridor which are currently utilized by all aircraft departing
MCAS Miramar. Your Residence will be overflown by military, commercial or private aircraft of all 18-25
types (both fixed wing and rotary), which will produce varying degrees of noise and vibration at any hour "

of the day or night. Overflights are intermittent and at times frequent. Cont.

MCAS Miramar normally operates between 7:00 a.m. and midnight, Monday through Friday, and 8:00
p.m. on weekends. On occasion, operations may be on a twenty-four hour basis. Neither the City nor
Developer has control over, or responsibility for, MCAS Miramar or potential future commercial
overflights, and any attendant aircraft noise.

Although the Project is not located within an “Accident Potential Zone” (where, historically
approximately 75% of accidents near military air fields occur), the community is not necessarily free from
the risk of an accident, Things can fall off aircraft whether or not they are flying in an Accident Potential
Zone.

MCAS Miramar (formerly known as Naval Air Station (NAS) Miramar) has undergone a realignment to a
Marine Corps Air Station. Personnel, aircraft and equipment curreatly stationed at MCAS El Toro
(lncludmg squadrons of helicopters) h.lve bcm relocated to Miramar. An “Environmental Impact

" relating to the reall /AS Miramar (“EIS") has been prepared and circulated. The
EIS states that after the realignment, !hc numl)a of daytime aircraft flights will increase from previous
levels and the number of night flights will also increase.

According to the Marine Corps, after the realignment there will be more frequent and more intense
aircraft noise. The Marine Corps has stated that present flight pattems to and from Miramar are expected
to change during and after the conversion of the base to a Marine Corps Air Station, which will result in
more flights to the north and east of the base.
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For further information, including current policy regarding time of operations, you may call MCAS
Miramar directly. The telephone numbers are as follows: (858) 577-6000/Flight Path & Helicopter Info.
~ Community noise levels, flight paths, noise and Marine (858) 577-
4277 - Noise Complaints. (858) 577-1011/General Information.

The Project is located in the vicinity of the Pacific Ocean. By living in such close proximity to the
Pacific Ocean, your residence may be subject to greater levels of mold, mildew and rusting of wrought
iron fencing or other iron type fixtures.

The Del Mar Fairgrounds/Race Track is located approximately 2 miles west of this project, As a
result, your residence may be subject to greater levels of noise, lighting and traffic during certain times of

the year.

Areas in the vicinity of the Project are currently being used for agricultural purposes. As a result, the
Project may be subject to odors, dust, pesticides, insects, lights and noise.

Horse stables and an equestrian center are currently being operated in the vicinity of the Project.
Neither Developer nor the Association have any control over the operation or use of the stables and
equestrian center. As a result, the Project may be subject to noise, flies and odors generated by the horse
stables and equestrian center.

There is a San Diego Gas and Electric easement located in the vicinity and within the Project in which
there are high voltage transmission or distribution facilities. While there are differing opinions on the
issue, and spparently no conclusive evidence at this time, there are certain people who believe that being
in the vicinity of power lines such as those in the SDG&E easement may have impacts upon one's health.

Developer has no control over such SDG&E easement, and that SDG&E or its successors reserve the 13-25
right to expand, change or add additional facilities within the casement, and/or grant access and right of
use to the casement to other parties. Thesc power lines emit measurable forces known as electric Cont.

magnetic ficlds (EMF’S). EMF's have attracted attention because some rescarch studics have suggested
there may be a link between EMF's and certain types of cancer. Other rescarch has indicated no
connection at all. At this time, no one knows for sure whether EMF"'s have any serious health risks.
Research is ongoing but it could take years for science to provide definite answers. Developer, its real
estate broker, and any of Developer’s affiliated entitics are released from any liability, claims, costs and
expenses for damage, injury or death proven to have resulted from exposure to said power lines or other
usage of the easement area. For further information, including information regarding possible health
effects from high voltage lines you may wish to contact SDG&E.

There is an Indian camp ground that is located on the property and will be preserved per City of San
Diego standards,

There is a detention basin located on the north/east portion of the property for collecting and managing
the urban run off of the 47 homes.

A portion of the Association Park as defined in the Declaration has been designed as an *Archaeological
Site” which the City of San Diego has imposed certain restrictions to prevent any artifacts from being
disturbed or removed. The Association and any Owner of a Residential Lot are prohibited from planting,
digging or g within the ical Site to a depth of more than six (6) inches measured
from the grade.

The Project includes and 1s surrounded by open space areas in which many forms of wildlife/plant life
exist which could be dangerous including, coyotes, snakes, deer, poison ivy etc,
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The City has adopted = Mosquito Prevention Plan for the Project which is attached to the Declaration as
Exhibit "F".

A certain portion of the Association Park shall contain a Habitat Restoration Area. Idec-Nobel
Research Center, LLC, a Delaware Limited Liability Company (“IDEC”) which is the grantee by
assignment under the Grant of Easement or any successors or assigns of grantee shall have the right to
install and maintain 2 wetlands area to satisfy certain offsite obligations of the City, If IDEC and its
assigns and successars or the City fail to maintain the Habitat ion Area, then the A shall
have the obligation for maintenance of such area. Upon IDEC or its assigns and the City’s acceptance of
the habitat the of the arca reverts back to the Association. If such
wetlands are installed, it may increase humidity around the Project and algae or mold may grow. There
may also be an increase in insects (including mosquitoes and gnats, etc.).

As part of the conditions, the City of San Dicgo has required certain sites within the vicinity of the Project
to be rented to households with low income. There may be 24 apartment units constructed off Olde El
Camino Real spproximately % mile Northeast of the Project which is designated as affordable housing
units. The Developer will not have control over the ownership or the operation of such areas or whether
the areas will be constructed as planned. For more information, please contact the Housing Authority of
the City of San Diego.

The Developer has advised that all or portions of the subdivision subject to this Public Report are located
within a Special Flood Hazard Area as designated by the Federal Emergency Management Agency.
Additionally, the Developer has advised that prospective purchasers within this Area will be provided a
separate disclosure required under Government Code Section 8589.3.

If any disclosure, or any material amendment to any disclosure, required to be made by the Developer 13-25
regarding this natural hazard is delivered after the execution of any offer to purchase, the purchaser shall
have three days after delivery in person or five days after delivery by deposit in the mail to terminate the Cont.

offer by delivery of a written notice of termination to the Developer or the Developer’s agent,

Since all or portions of the subdivision subject to this Public Report are located within one or more
natural hazard areas, your homeowner's insurance and/or insurance coverage for any association or
commonly owned areas may be affected. You should contact your lender and insurance carrier for more
information regarding types of insurance and costs to cover your property, as well as the owner’s
association or Developer regarding any assessment increases due to additional insurance costs.

At the time this public report was issued, information regarding whether all or portions of this subdivision
are located within certain natural hazards areas was not yet available to the Developer. You should ask
the Developer for updated information before obligating yourself to purchase.

TAXES

‘The maximum amount of any tax on real property that can be collected annually by countics is 1% of the
full cash value of the property. With the addition of interest and redemption charges on any indebtedness,
approved by voters prior to July 1, 1978, the total property tax rate in most counties is approximately
1.25% of the full cash value. In some countics, the total tax rate could be well above 1.25% of the full
cash value. For example, an issue of general obligation bonds previously approved by the voters and sold
by a county water distnict, a sanitation district or other such district could merease the tax rate.

For the purchaser of a Residential Lot i this subdivision, the "full cash value" of the Residential Lot will
be the valuation, as reflected on the tax roll, determined by the county assessor as of the date of purchase
of the Residential Lot or as of the date of completion of an improvement on the lot if that occurs after the
date of purchase.
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ASSESSMENTS

This subdivision lies within the San Dieguito Union High School Community Facilities District No. 95-1
and is subject to any taxes, assessments and obligations thereof. The Developer must provide purchasers
with a disclosure entitled, "Notice of Special Tax" prior to a purchaser entering into a contract to
purchase. This Notice contains important information about district functions, purchaser’s obligations,
right of the district, and information on how to contact the district for additional materials. Purchasers
should ly the ined in the Notice prior to entering into a contract to
purchase. This special tax appears on the yearly property tax bill, and is in_addition to the tax rate
affecting the property described above in the section entitled “TAXES".

The buyer has five days after delivery of this Notice by deposit in the mail, or three days after delivery of
any notice in person, to terminate the sales agreement by giving written notice of that termination to the
owner, Developer, or agent selling the property.

SEWAGE DISPOSAL

‘The Developer advises there is currently a bi-monthly sewer service charge by the City of San Diego
which is shown on the water bill. Please contact the City of San Diego for additional information,

CONDITIONS OF SALE

Pursuant to Civil Code Sections 2956 through 2967, inclusive, Developer and Purchasers must make
certain written disclosures regarding financing terms and related information. The Developer will advise
Purchasers of disclosures needed from them, if any,

If your purchase involves financing, a form of deed of trust and note will be used. The provisions of these 18-25
documents may vary depending upon the lender selected. These documents may contain the following Cont.
provision(s):

Acceleration Clause: This is a clause in a mortgage or deed of trust which provides that if the borrower
(trustor) defaults in repaying the loan, the lender may declare the unpaid balance of the loan immediately
due and payable.

Due-on-Sale Clause: If the loan instrument for financing your purchase of an interest in this subdivision
includes a due-on-sale clause, the clause will be automatically enforceable by the lender when you sell the
property. This means that the loan will not be assumable by a purchaser without the approval of the
lender. If the lender does not declare the loan to be all due and payable on transfer of the property by you,

the lender is nevertheless likely to insist upon modification of the terms of the instrument as a condition
to permitting assumption by the buyer. The lender will almost certainly insist upon an increase in the
interest rate if the prevailing interest rate at the time of the proposed sale of the property is higher than the
interest rate of your promissory note.

A Balloon Payment: This means that your monthly payments are not large enough to pay off the loan,
with interest, duning the period for which the loan is written and that at the end of the loan period, you
must pay the entire remaining balance in once payment. If you are unable to pay the balance and the
remaining balance is a sizeable one, you should be concerned with the possible difficulty in refinancing
the balance. If you cannot refinance or sell your property, or pay off the balloon payment, you will lose
your property.

A Prepayment Penalty: This means that if you wish to pay off your loan in whole or in part before it is
due, you must, in addition pay a penalty.
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A Late Charge; This means that if you fail to make your installment payment a specified number of days
after the due date, you, in addition, must pay a penalty.

BEFORE SIGNING, YOU SHOULD READ AND THOROUGHLY UNDERSTAND ALL
LOAN DOCUMENTS.

PURCHASE MONEY HANDLING

The subdivider must impound all funds (purchase money) received from you in an escrow depository
until legal title is delivered to you, except for such amount as the subdivider has covered by furnishing
4 bond to the State of California (Refer to Sections 11013, 11013.1, 11013.2(a) and 11013.2(c) of the
Business and Professions Code.)

If the escrow has not closed on your Residential Lot within one (1) year of the date of your Contract, you
may request the return of your purchase money deposit.

NOTE: Section 2995 of the Civil Code provides that: No real estate developer shall require as a
condition precedent to the transfer of real property contaming a single fanuly residential dwelling that
escrow scrvices cffectuating such transfer shall be provided by an escrow entity in which the developer
owns or controls 5% or more of the escrow entity,

THE DEVELOPER HAS NO FINANCIAL INTEREST IN THE ESCROW COMPANY WHICH IS TO
BE USED IN CONNECTION WITH THE SALE OR LEASE OF RESIDENTIAL LOTS IN THIS
SUBDIVISION.

SOILS CONDITIONS 1825

Soils and geologic information is available at: City of San Diego City Engineer, 202 C Street, 9* Floor, Cont.

San Dicgo, CA 92101,

Post Tension Slabs. Developer, in consultation with its soils engincer, has elected 10 utilize a foundation
system commonly known as a “post tension slab” for all Residences other than the model homes, In a
post tension slab, the concrete is renforced with steel cables which are mechanically stretched or
tensioned after the concrete has cured. This tension reinforces the slab. The post-tensioned slabs have
been designed and will be in with applicable building codes, Cutting into a post
tension slab for any reason (e.g. , to install a floor safe, to remodel plumbing, etc.) is very hazardous and
may result in serious damage to the Residence and in personal injury. Additionally, extreme caution must
be taken not to under-excavate the slab when installing landscaping or other improvements. You
covenant and agree that: (1) you shall not cut into or otherwise tamper with the post teasion slab; (2) you
shail not knowingly permit or allow any other person to cut into or tamper with the post tension slab so
long as you own any interest in your Residence; (3) you will disclose the existence of the post tension
slab to any person who rents, leases or purchases your Residence from you; and (4) you will indemnify
and hold Developer and its officers, directors, ployees, and
agents, free and harmless from and against any and all claims, damage. Losses ar other liability (including
attomeys' fees) arising from any breach of this covenant by you.

FILLED GROU

All Residential Lots will contain filled ground. The information conceming filled ground and soil
conditions is available at: City of San Diego City Engineer, 202 C Street, 9" Floor, San Diego, CA
92101,
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GE ONDITIONS

THE UNIFORM BUILDING CODE, APPENDIX CHAPTER 33, PROVIDES FOR LOCAL
BUILDING OFFICIALS TO EXERCISE PREVENTIVE MEASURES DURING GRADING TO
ELIMINATE OR MINIMIZE DAMAGE FROM GEOLOGIC HAZARD SUCH AS LANDSLIDES,
FAULT MOVEMENTS, EARTHQUAKE SHAKING, RAPID EROSION OR SUBSIDENCE. THIS
SUBDIVISION IS LOCATED IN AN AREA WHERE SOME OF THESE HAZARDS MAY EXIST.
SOME CALIFORNIA COUNTIES AND CITIES HAVE ADOPTED ORDINANCES THAT MAY OR
MAY NOT BE AS EFFECTIVE IN THE CONTROL OF GRADING AND SITE PREPARATION,

PURCHASERS MAY CONTACT THE DEVELOPER, THE DEVELOPER'S ENGINEER, THE
ENGINEERING GEOLOGIST AND THE LOCAL BUILDING OFFICIALS TO DETERMINE IF THE
ABOVE-MENTIONED HAZARDS HAVE BEEN CONSIDERED AND IF THERE HAS BEEN
ADEQUATE COMPLIANCE WITH APPENDIX CHAPTER 33 OR AN EQUIVALENT OR MORE
STRINGENT GRADING ORDINANCE DURING THE CONSTRUCTION OF THIS SUBDIVISION.

ETS AND ROADS

The Private Streets within this Project will be maintained by the Association. The costs of repair and
maintenance of these private strects are included in the budget and are a part of your regular assessment.

Entry Gates. The project shall have entry gates. So long as Developer owns any Residential Lots within
this Project, Developer shall have control over the entry gates which may be situated within the
Association Property and shall be responsible for the maintenance and repair of the entry gates until all
sales of all Residential Lots in the Project have been completed or until Developer, in its sole discretion,

that the A should take resp: for control, and repair of some or 18-25
all of the entry gates and The 's obl shall i upon
receipt of written notice from the Developer identifying the entry gates and gatchouses to be thereafter Cont.
lled and by the A i Notwith ding who has for the entry

gates, Developer shall be entitled to have the entry gates remain open during regular business hours in
order to conduct sales and construct the Project, The presence of entry gates on the Project is not &
warranty or representation by Developer that any security is being provided to any Owner or to any
Owner's Residence or personal property. Owner acknowledges and agrees that, notwithstanding the fact
that certain entrances within the Property have restricted access through a gate, pursuant to the
qi of the Coastal C: and the public are entitled to ingress and egress for pedestrian
access over the Association Property. The Association shall not restrict pedestrian access to the public
through the gates or place any physical barriers at these entrances without the approval of the Coastal
Commission.

SCHOOL

This project lies within the Solana Beach School District, 309 North Rios Avenue, Solana Beach, CA
92075-1298, (858)794-3900 and the San Dieguito Union High School District, 710 Encinitas Boulevard,
Encinitas, CA 92024-3357, (760)753-6491.

These Districts advise the schools initially available to this subdivision are:
Solana Highland Elementary School K-6

352 Long Run Drive

San Diego , CA 92130

Earl Warren Middle School 7-8

155 Stevens Avenue

Solana Beach, CA 92075
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Torrey Pines High School 912
3710 Del Mar Heights Road
San Diego, CA 92130
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Response to Comment Letter 19

From: Bnathan Catizg Jonathan Cohen

2;2“‘ E‘iﬁ?ﬁiﬁi?&ii‘fi&‘;i‘:‘ e Tl e 6 T June 26, 2023
Attnc himents: Bogmitan &t 35000
e o e 4 e o e cautious sbowt licking on sny ik i his 19-1 Please refer to SEIR Section 5.1.2 for an explanation of
the General Plan goals for areas designated as
decton) ham Proposition A hat sestricted dorcloprment on Propasition & Lands. and iy Proposition A lands. As discussed in Section 5.1.3 of the
opsoval o  phase if 1 alow aew devapraent o i of NCFUA Subeses I of oty the SEIR, as the Assisted Living Facility would not result in an
project site? 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

Please elaborate on the requirerments of Praposition & (City of San Diego, Novernber 1083 18-1
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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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From: baxleinnziE Mo malom,

T IS0 EfS; Councl Membe Joz Lalavs

s tonlsionsiE B malam

Sulrject: [E<TERHAL| B Caming Red Assigied Uving Fadlity ¢ Praject. Ho. 875732 / Diaft Subseguent Envianmentd
Impact. Pepait

Date: Fanday, Jine 26, 2023 10:12:24 PH

#This email came from an externsl source. Be cautious sbowt clicking on any links inthis
smail of opening attachments %

June 26,2023
Fram:
Kristi v atts

Stallions Crossing Resident

Eara Dshorn

City of 5an Diego Development Services Center
1222 First Avenue, W5 501

5an Diego, CAS2101

DENEASESANDIEGOLEOY.

Cur concerns ebout the El Camino Real Assisted Living Facility (Mo, 675732)
Eubsequent Environmental Impact Report (S.E LR)

Subject:

Dear Ms. Osborn

we are residents of Stallions Crossing, @8 community that borders the south side of proposed El
Carnina Real Assisted Living Facility. Our home is contiguous to the land on which the
propased Facility waould be built. wWe 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
camrercial structure, the SCALE, MASSING, and DENSITY is incompatible with aur
neighborhood and surrounding comrmunity. This land falls under Proposition A, zoned in an
effort to protect open spaces and sensitive lands from being overdeveloped. | feel the City
has a responsibility to uphold these laws. Why else do we have such zoning and regulations on
land, if they can be easily averturned by onetime exemption?

We bought our home and moved to this neighborhood to raise a family in area of nature and

Comment Letter 110

118-1

110-2

110-3

ll10~4

110-1

110-2

110-3

110-4

Response to Comment Letter 110

Kristi Watts
June 26, 2023

The comment is an introduction to comments that follow.

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.

Please refer to MR-1, Land Use and Zoning Consistency.

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.
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open space. We trusted that Proposition A zoning would protect us from overdevelopment.
Wewere told that this adjacent parcel of land could not be developed with the zoning and
regulations in place, AR-1-1 Agriculture or Low Density Single Dwelling Residential.

This proposed structure of over 105,000 5F is completely incompatible with our single family
homes. As proposed this commercial building would dwarf our homes and INVADE DUR
PRIVACY, being set back only 30 feet from our property. Inorder to preserve the quality of
our neighborhood, | feel that, at a minimum, some compromise of the design of this proposed
development should be considered, a design thet would not be as invasive and would not
impose dangers ta aur community. As it is propased now, several problems are not
adequately being addressed or mitigated in the 5.E1.R.

In its charge to protect the health, safety, and well-being of its residents, the City would be
remiss if it ignared the land use, wildfire, traffic, safety issues and concerns of the community.

1. The applicant is proposing a structure that is LANDLOCKED, a =10%,0005F building an a
3.97 acres parcel and only 2.29 acres is buildable land because of the MHPA zone. This
massive structure is DOUEBLE the size of the total of the existing church and 2 other
additional buildings (not constructed vet). All to be built on the church property of
13,36 acres. ALL buildings would share one driveway entrance/exit off a dangerous
ELIMD CURYE of El Carmino Real

The CUMULATIVE IMPACTS of the facilitby and 4 additional buildings, including the
church, impose several dangers on the community and need to be thoroughly studied
tagether: Traffic issues, dangers with this blind curve and accessing, wildfire safety
cancerns, and impacts to the wildlife and parks

ra

This parcel of land falls under PROPOSITION A and land uses that restrict buildings,
including nursing homes or other similar structures. The applicant is tryingto use @ one-
time exerption called ‘Uncodified Ordinance’. If this proposed structure were being
built near other cormercial buildings, we could understand, but this proposed MASSIVE
development does NOT BLEMD or CONFORM to the surrounding neighborhood or 5an
Dieguito River Valley.

Any deviation from relevant land use policies regarding open space preservation, ata
cast to the 5an 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, "We property sholl be chonged from the
‘future urbanizing” land use designation in the Progress Guide and General Plan to any
otherlond use designotion and the provisions restriching development in the future
whanizing oreg shollnot be emended except by mojority vote of the people voting on
the change or amendment ot a City wide election thereon.” Thus, any zaning change

110-4
Cont.

110-5

110-6

116-7

110-8

116-5

Page 2 of 4 in Comment Letter 110

110-5

110-6

The comment does not address the adequacy or
accuracy of the SEIR, and no response is 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 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.

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
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concerns are discussed throughout the SEIR, in Sections
5.3, Air Quality, 5.5, Greenhouse Gas Emissions, and 5.8,
riust be by a decision of the electorate on a City-wide basis, and not merely by the City .
Council, ar any other authority Transportat|on, and throughout Chapter 7, EffeCtS
The parcel of land is in the San Dieguito River Park (SORP)'s “Focused Planning Area” FOU nd NOt to be Slgnlﬂca nt: SpeC|ﬂCa”y SeCtlon 7'4:
b s L Health and Safety.
L L pleSpecies Conservation Plan
[MSCP) and the SORP Concept Plan - ALL designate this locale as open space. Given
e lar STV erGn o 9P SRece proRased By s profech » more horauen 110-7 This comment states the commentor’s understanding of
explanation and justification for its necessity is mandated.
- the proposed development and does not address the
5. To satisfy public safety concerns, there must be 8 COMPREHENSIVE TRAFFIC study (NOT
DURING THE SUPRESSED TRAFFIC MONTHS OF COVID). The applicant is trying ta avoid adequacy of the SEIR. No further response is required,
this comprehensive study because it will expose the DANGERS of the one entrancefexit 110-10
lncated on high speed blind curve. The proposed developrent should NOT BE )
SEPARATED fram the Church and the 3 additional buildings for traffic calculations and 110-8 As described in SEIR Chapter 1 , the SEIR tiers from the
other impact studies. e .
certified 2014 Church EIR (Project No. 240283/SCH No.
This entrance/exit is at the bottorn of a hill [EL Camino Real) and in the middle of the H B B H
ELIMD CURVE. This part of El Camino Real is either a speedway or bumper to bumper 201 3071 043)' The SElR ConSIderS the ISSU€S dlscussed mn
traffic. Bicyclists have not been properly accounted for in traffic study and this location 110-11 the first-tier document and evaluates whether a
proposes great dangers for bicyclists in navigating across deceleration and acceleration . . .
lane for the ane entrance/ext of AL FOUR buildings. significant effect has been adequately addressed or if
The landlacked issueis problematic in emergency situations and wildfire threats are there IS an effECt that was nOt addrESSEd In the 201 4
created by this project. This parcel of land extends into tl.ma S?nswtweland o.f Gonzales Church EIR AS needed, additional or updated m|t|gat|0n
Canyon. Emergency vehicles can only access from one direction on El Camino Real, or 10-12 . . K . i X
have to U-turn at the Sea Country Ln and El Camino Real. If emergency vehicles cannot IS prOVIded to address Slgnlflcant environmental ImpaCtS
h the facili d/for buildings due to high traffic, thi Id befatal and d T . .. s
ey omaor AIMes e Mgh WA, i could befaaland devesting of the proposed Assisted Living Facility. Please also see
4. The applicant has not given any project ALTERMATIVES to the design, which is required Response to Comment (RTC) 02-1 o for fu rther detall
by CECA. The applicant has failed to present some alternative design layouts that 110-13
|d minimize the impacts of th ity, ding lands, and wildlife habitats. . . ..
P TR T R SRS SRRy, e e, e e 110-9 The comment incorrectly states that the Assisted Living
The applicant has naot shown any effort to engagethe community in having a ™ . . .
dscussion about the proposed commercial project. One presentation was made back FaCIIIty SIte IS deSIgnatEd as Open Space' Please refer to
inJanuary of 2021 over Zoom, where the developer made it known that this was the SE'R Section 24 for the project Site’s designation Under
design and to deal with it. Abouttwo and half years later, June 2023, it was the Carmel 10-14 . .
walley Community Planning Board that requested the applicant to meet with the eaCh Of the app|lca ble |a nd use p|anS. The ASS|Sted
Stallions Crossing community and discuss this proposed project and to work out some |_ . F |t t, . t th th G I
campromises. Unfortunately, atthis meeting, they were not willing to entertain any IVIng acil y Componen s consis ency wi € €nera
design alternatives. Yet, they are required to explore these per CECA. Plan, NCFUA Framework Plan’ San Dieguito River Park
Concept Plan, and Proposition A lands was addressed in
Page 3 of 4 in Comment Letter 110 SEIR Section 5.1.3.1. Please also see MR-1, Land Use and
2
Zoning Consistency. Land Use analysis determined the
project to be consistent with the listed plans.
El Camino Real Assisted Living Facility Project City of San Diego
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110-10 Please refer to RTC 02-73 regarding the analysis of
the Assisted Living Facility and Church components of
the project.

3. There are huge concerns for the neighboring residents with PROXIMITY and PRIVACY.
#s residents directly impacted by this proposed 2-story structure, our privacy would be
WOLATED with this egregious development.. 105,568 SF, 40ft tall, only 20ft from cur 1015
property! How is this even being considered? There will be views from the proposed 110-11
facility into our bedrooms and our outdoor living area, where our children play,

Impacts to bicycle facilities were previously addressed

completaly INVADING our privacy. ] as part of the 2014 Church EIR and were analyzed in the
The construction impacts would not only greatly affect the residents but the wildlife SEIR. As descrlbed in the SElR' It was determlned that
and natural the Assisted Living Facility would not interfere with the
habitats would also suffer the consequences of this invasive development. The SEIR . . .
does not ! b continued use of the bicycle lanes. Further, as described
adequately explore the construction impacts of POLLUTION, noise, vibrations, dirt, 110-16 in SEIR Section 5.8.3.3, there would be no hazardous
debris, and light . . . .
pollution that would forever change the natural habitats and our residential dESIgn features or |nC0mpat|b|e uses IntrOduced asa
community. e result of the Assisted Living Facility. Please also see
would not have a quiet, peaceful community anymore. ] RTC 02-76
Respectfully,
Kristi Watts 110-12 Please refer to MR-2, Wildfire Hazards and Evacuation.
110-13 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

Page 4 of 4 in Comment Letter 110 identifies the Assisted Living Facility component of the
project as a commercial facility. The Assisted Living
Facility is an institutional use.
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110-14

110-15

110-16

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 110-13
regarding project alternatives.

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.

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.
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From: it DiToig.

To: [EDEAs

Subsect: |ESTERHAL| EI Camine Rred Assisted Living Ferdlicy &75732
Dates Handay, Jane 2§, 2025 115527 FH

*#*This email came from an external source. Be cautious shout clicking on any linke in this
smail o opening attachments **

Tam a 201 year community resident and an original hormeowner at Stallion's Crossing
rasidential subdivision acjacent 1o the southern border to the proposed project propenty. I
purchased my property for its rural, equestrian, andhistorical heritage known for this region
within the Narth City Future Uthanizing Area (NCFUAY Framework Plan

The propased project would result in potential significant environmental effects in the
following areas: BIOLOGICAL RESOURCES, HISTORICAL RESOURCES, NOISE, AND
TRIBAL CULTURAL RESOURCES.

The San Dieguito River Park Joint Powers Aanthority, also agrees in a letter dated 40002021,
They alsa express similar concetns about the environmental impact of the developrment and
the manipulation ofthe regional zoning and land uses.

This proposed developrment project is cleatly out of context for the intended regional plan
which is currently zoned for Agriculturs and Open Space according to the North City Planning
Map.. This is a low densty, open space, and squestrial part of the corrmmity plan.  The
project would include amending the Church’s existing approvals to include the proposed
Azsisted Living Facility. Churches (houses of worship) were designated and zoned for this
region and were fully disclosed fot the past 20 years.. Howewver in this case we are talking
about a proposed commereislly operated HOTEL with 125+ roorns, oocupants, and staff.
Thiz iz a high density, high traffic producing, commercially cperated facility. The

proposed development is 8 150,000 squars foot, three-story structure jammed on a 3 acrs land-
locked parcel. The developer's effort to combine and spread the density with the additional 13
acre church parcel is mandpulating the density mettics. This is fidiculous. This makes na
wigble sense to be beneficial to this part of the community or tegion.

All parties agres and are concerned that this portion of E1 Camino Real i a high speed and
dangerous roadway. The approved church propetty utilizes a dangetous single sntrancs point
to the property.  The El Camino Resl Assisted Living Facility proposes shating the usages of
the sarme single entrance driveway from this high traffic roadway. Adding further traffic to an
slready dangerous tratfic aren ie s mistake. The matter will worsen with the approval afthe
Commercial Facility. We are relying on manipulated and cutdated traffic models from 2012
instead of the actual trith as witnessed by those (like myselfy who live, walk, and cormuts
daily on the actual road and live adjacent to the property. Using the data and models from
hired consultants from the developer's agenda is simply not encugh to acceptably answer these
fquestions. Sometimes common sense is required!

Landowners of Stallion Crossing residential subdivision are prohibited by the City of San
Disgo frorm digging six inches below the land surface because the land was deemed
snvironmentally sensitive with archeology. Construction of a pool in the badkyardis
prohitited. Yet thinty feet away from this properry, the developer intends o dig 30 feet below

Comment Letter 111

1111

111-2

111-3

111-4

111-1

111-2

111-3

111-4

111-5

Response to Comment Letter 111

Jeff DiToro
June 26, 2023

Comment noted. The comment is an introduction to
concerns regarding biological resources, historical
resources, noise, and tribal cultural resources.

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.

Access to the Church site was previously analyzed as part
of the 2014 Church EIR. Please also see Responses to
Comments (RTCs) 02-70, 02-73, 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.

Please refer to RTC 16-5.

The comment incorrectly identifies the Assisted Living
Facility component as a commercial facility. The Assisted
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Living Facility is an institutional use. Please also see RTC
[11-2 and MR-1, Land Use and Zoning Consistency.

the land surface. This oversightis also ridiculous and manipulated. The regional land has

history and is very sensitive. It is not the place for a Hotel-Sized Comimercial operation 111-4

jam;ned inte a land-locked parcel with a single shared entry access from a high speed cont. 111 _6 The ASSiSted le'ng FaC”ity'S COﬂSiStency Wlth the

roadway. . .

i General Plan, NCFUA Framework Plan, San Dieguito
These concerns and questions need to be addressed: . L.
, ] o ] ] River Park Concept Plan, and Proposition A lands was

e Does this commeraial development justifiably conform to the adjacent surroundings? 11-5 . .

= Why does this massive money-driven facility belong in an agricultural and open space ] 1o addressed in SEIR Section 5.1.3.1. The comment does

zone? -

» How can this ground excavation make sense given the hault placed on the adjacent land 11-7 not address the adequacy Oor accuracy of the SEIR, and

at Stallion Cressing given the archaeological sensitivity? . .

» What is the real impact of 2 150,000 cornmercially operated facility on the land n1-g no reSpOﬂSG IS reqU|red.

sensitivity, wildlife, noise, pollution, urban conditions, and traffic?

» How can the density be realistically justified as spread across 13 acres when the

structure s built on a 3 acre independent parcel? 111-8 111-7 Please refer to RTC 16-5.
o How will the existing road handle the increased amount of new traffic and conflicting 11-10
movements fron'{ a single and shared entrance poi.nt'?_ _ o .

* What i the real smpact of the shared parking availability among all the faciites sharing {13194 111-8 The comment incorrectly identifies the Assisted Living
The proposed E1 Camine Real Assisted Living Facility should not receive endorsement or FaCIIIty Component asa CommerC|a| faClllty. ImpaCtS
approval at all as it 15 out of context from the current Regional Plan which should not be i i i i
amended. Tcannot stress the importance of getting this right for the sake of the community 111-12 related to land use, Wlldﬂre’ noise, pOHUtlon’ and
and region. transportation were addressed in the SEIR.

Thartk you for your consideration.
Teff DiToro 111-9 The Assisted Living Facility component’s consistency
(858) 430-1771 with the General Plan, NCFUA Framework Plan, San
Dieguito River Park Concept Plan, and Proposition A
The informafion confained in this elecfronic fransmission iz infended onfy for the nie cf the H H H
racipient and may be non-public, propriatary, corfidential andfor fogalty Iands’ IndUdlng |Ot Coverage reqUIrementS’ was
privifeged. Unauthorized wse, disclosure, or reproduction is strictly prohibited, and may be addressed in SEIR Section 5.1.3.1
unfawfil. .fyou have received this electronic fransmission in ervor, please nofify the sender T
immediately by reply e-mail and defefe the message and any affachmenis.
111-10 Please refer to RTCs 02-73, 02-74, and 02-75.
111-11 Please refer to RTC 02-72.
111-12 Comment noted. The comment does not address the
adequacy or accuracy of the SEIR, and no response
Page 2 of 2 in Comment Letter 111 is required.
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From: Eloiz
Tu: [aD B

Subrjet: [EXTERMAL] Piajet b, &75732
Dabes Hianday, Jane 26, 2023 9:53:54 PH

*#*This email came from an extemal source. Be cautious about clicking on any links in this
stail or opening attachmments **

[Merth City Future Urbanizing Area)
El Caminc Real Assisted Living Facility
Project Ne. 825752

Comments regarding: Draft Subsequent Envirenmental Impact Repert / SCH Ne. 2015071045
| amwriting to share my cencerns regarding the above project.

Biological Resources:
Iiise and Lishtine imeacts gre sispificantand | am cencerned regarding their effects en migratory

birds and other fauna en a site adjacent te envirenmentally sensitive lands.

The cempleted church, which is nct an active 24 heur facility, currently has twe very bright lights on
the back side of the structure which are highly visitle and can ke seen fremwell cver 1200ft away
The assisted living facility will need to be cperaticnal 24 hours a day and will require significant
illuminaticn, which will have an even greater impact cn the surrcunding area

The noise generated by the churchis minimal and cocurs mainky on Sunday, during daylight heurs
The 24 heur nature of the assisted living facility means neoise will be mere pervasive since residents
and staff will be onsite every day

Wisual Effects amd Meighbarhood Character:

Ihe necgtive gacthetic and visusl incompatibility of the project sre sionificant The design of the
three story 105,568 50 ft facility is not cehesive with the surroundings given the size, layout, and
celer of the project. The zening of the area is Agricultural [AR-1-1), which s why the project weuld
require an uncedified conditicnal use permit.

Transportationf Traffic Circulation:

I FEIC 2 ! ing Facility cai )

Traffic inte the site is enly possible traveling nerth; anyone wishing to enter traveling scuth must
drive past the facility and make & u-turn at S5ea Country Lane. The |eftfu-turn lane atthe intersecticn
does net appear to be designed to suppert 8 let of cars, during peak times traffic would likely back
up inte threugh traffic.

Traffic cut of the site is enly possible traveling nerth; anyene wishing to travel SCUth MuUST drive past

Comment Letter 112

Tiza

] 112-2

112-3

112-4

1125

112-1

112-2

112-3

Response to Comment Letter 112

E Dots
June 26, 2023

The comment is an introduction to comments that follow.

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.

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

El Camino Real Assisted Living Facility Project
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the church and make a u-turn gt 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 Camine poses a serious safety risk to motorists, who are not
expecting to encounter stopped cars in the road.

Health Safety:
; facil ) i i

responders and also motorists, The traffic on El Camine Real exists in two primary states, a race track
with cars speeding 10-2C mph above the posted speed limit, and a parking lot where cars barely
mowve.

112-5
Cont.

112-6

Page 2 of 2 in Comment Letter 112

112-4

112-5

112-6

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.

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.

Please see Response to Comment (RTC) O2-75.

Please refer to MR-2, Wildfire Hazards and Evacuation,
regarding access analysis for emergency responders
and RTC O02-75 regarding safety along El Camino as it
relates to the project driveway.
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June 26, 2023

From

Anu and Uday Delouri
13740 Rosecroft Way
San Diego, Ca 92130

To

Ernail Letter to DSDEAS@Sandiego.gov

Bara Oshorn

City of San Diego Development Services Center
1222 First Avenue, MS 501

San Diego, CA 92101

Subject: El Camino Real Assisted Living Facility/675732 Comment Letter on the Subsequent
Environmental Impact Report

Upan review and consideration of the Subsequent EIR for the proposed El Camino Real Assisted Living
Facility please seeincluded my comments for where the document is lacking.

1 Thepremise under which the Subseguent Environmental Repart (SEIR) has been prepared is not
vialid because the SEIR fails to provide substantial evidence that the project is “within the scope” of
the previously certified EIR.

2. Thepurpose and legal autharity of an EIR is to disclose the significant environmental effects of the
projed, alternatives to the project, and possible ways to reduceor avoid potential environmental
damage (14 CCR 15002). The project site is described as "bordered by MSCP MHPA open spaceto
the east, residential uses (Stallions Crassing 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 baundary.”

Yet, while within the legal autharity to notify the Stallions Crossing community the SEIR and Notice
of Preparation were not circulated and made available on the date of release to the residents of this
single gated communitywha share a common fence, accessible trails, maintenance path, etc. This
shows poor intent and being negligent towards following EIR legal requirements and thereforea
new EIR that follows noticing regquirements should be publichy circulated

3. The Morth City Future Urbanizing Area (MCFUA) Framework Plan designates the site in a "very Low
Density Residential and Environment Tier.” This project is not a low density project and should be
evaluated as such

4. Theproject objectives ta provide an assisted living facility “in walking distance from the 5t. lohn
Garabed Armenian Church. (Fundamental project objective),” suggests that the assisted living
facility is not indusive to all peaple and is seeking ta 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 hames in the Stallions Crossing development, 5t lohn Garabed Armenian Church, and
the City of 5an Diego’s Multiple Habitat Planning Area [MHPA), the proposed development plan

Comment Letter 113

11531

113-2

113-3

113-4

1135

11536

1137

Response to Comment Letter 113

Anu and Uday Delouri

June 26, 2023
113-1 The comment provides an introduction to comments
that follow.
113-2 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 “[sJubstantial 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.

El Camino Real Assisted Living Facility Project
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113-3 Comment noted. The comment does not address the
adequacy or accuracy of the SEIR, and no response
is required.
could be considered medium to high density and not befitting with the adjacent single-family homes i 113-7
and pratected apen spare ] Cont. . . .

E. Although the project states to include adeguate parking to prevent overflow into the adjacent 5t. |1 3'4 Please refer tO SElR SeCtIOH 1 .1 .2 fOF |nformat|on
lohn Garabed Armenian Church and neighborhood parking areas, the project does not discuss the . . . .
impact of traffic and circulation on site when the Church is in session and maotarists drive in and out 1138 regardlng the NOtlce Of Prepa ratlon CIrCUlatEd for a 30_

I seareh of parine day public scoping period, which ended January 14, 2022.

7. TheS5EIR does not adeguately address Emergency Access and safety conditions for the residents of . . . . . . L.
the assisted living facility. Given the siting of the facility on the Church campus with onlby a right turn A dIStrIbutIOn ||St for the N0t|ce Of Preparat|0n IS InC|uded
in and right turn outthe SEIR does not discuss thet the disabled, elderly, memaory care residents whao 138 . . .
would likely be trapped in and only be evacuated once the main church and ancillary buildings on ” N AppendIX A Of the SEI R Please I’efel’ tO SEIR Sect|0n 1 2
the campus have been evacuated. It does not discuss the queuing of emergency vehicles and . . . . .
ambulances that will be needed during an emergency evacuation for the 124 residents. for |nf0rmat|0n regard|ng pUb“C review Of the Dl’aft SE'R

2. Traffic Issues: Although the site is approximately 0.65 miles east of Interstate (1) 5 and approximately
1.8 miles east of the coastline the traffic study does not address the impacts of traffic on coastal . . . ..
grcess. In addition, the Church EIR thatwas adopted in 2014 dd notinclude the current site of 3.97 |1 3'5 COhSIStency W|th the North C|ty Futul’e Ul’banIZIng Area

ith isted facility. Th ject lyzed for traffici ks in 2021 during th . . .
CONID43 pandiemic. It 3 therefora Incart 2ttt ageregete impacts of the esssted hving with an ol (NCFUA) Framework Plan is addressed in Section 5.1,
and outdated traffic study, also noting that traffic methodology has since changed from LOS to VMT 113-10 . o . .
Traffic counts during a pandemic were substantially low and using a mere factor of escalation is Land Usel Of the SElR The prOJeCt IS ConSIStent Wlth
unsubstantiated. A new traffic study that evaluates the entire generation of traffic from the site .
[Church, ancillary buildings and assisted living) is therefore required. Traffic studies are generally NCFUA Framework Plan development Alternatlve 3'
required to be updated every two years and using an escalation factor does not reflect real life WhICh a”OWS for development pursuant tO Conditional
scenarios.

o, Sealevel Rise: Although the SEIR states that the “Site elevation within the Assisted Living Facility Use Pel’mlt regulat|0ns "prOVIded that the COI’]dItIOﬂa|
parcel ranges from approximately 15 feetto 60 feet above mean sea level” it fails fo address the 11311 .
impacts of Sea Level Rise. uses are natural resource dependent, non-urban in

10. !:J\scretion.a.r\(Approva\:AIthough Hursing Facilities including assi;t.ed I?vingfacilit\es are not.allowed Character and sca'e’ or are Of an interim nature Wh|ch
in Proposition A lands, the SEIR fails to address why voter proposition is not needed, thus violating
proposition A to allow for this use in the AR-1-1 zone. Given the major conversion of open space 1312 Would not result |n an |rrevoca ble Comm”:ment of the
[General Plan; MCFUA Framework Plan; 5an Dieguito Lagoon) a thorough justification is required. . " . .

In conclusion, the project appears to be approved as proposed lacking a thorough alternatives analysis Iand preC|Ud|ng fUture uses (Clty Of San D|eg0 1 992)

and has a narrowly written SEIR with weak objectives and justification for the project at this lacation B A HH H

[walking distance to adjacent church, “underutilized” site) therefore it is recommended that the project The ASSISted LIVIng Fac”lty has been deSIgnecj to be non-

be r.edesignad ta com!)l\.'wit.h ac\st?ng Ia.nd use zonir?g and ordinancesww.th adequate and standalone 11313 urban |n Character and Scale and |S COﬂSIStent W|th the

environmental analysis that is publicly circulated to include the neighboring residents who share a

common fence. applicable NCFUA Framework Plan policies.

Bincerely, | . .

s and Udlay Delouri 113-6 Comment noted. Please see RTC 02-59 regarding Project
Objective 3. The comment does not address the adequacy
or accuracy of the SEIR, and no response is required.

Page 2 of 2 in Comment Letter 113
113-7 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
El Camino Real Assisted Living Facility Project City of San Diego
RTC-230 October 2024
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113-8

113-9

113-10

113-11

113-12

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.

Please see RTC 02-71 regarding traffic impacts and RTC
02-72 regarding parking on site.

Please refer to RTC 02-19 and MR-2, Wildfire Hazards
and Evacuation.

Please see RTC 02-70.

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.

The project’s consistency with the General Plan, NCFUA
Framework Plan, San Dieguito River Park Concept Plan,

El Camino Real Assisted Living Facility Project
RTC-231

City of San Diego
October 2024
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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.

113-13 The comment includes conclusionary remarks and
expresses general opposition to the project.
Comment noted.

El Camino Real Assisted Living Facility Project City of San Diego
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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
() 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

El Camino Real Assisted Living Facility Project City of San Diego
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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.

El Camino Real Assisted Living Facility Project City of San Diego
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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.

El Camino Real Assisted Living Facility Project City of San Diego
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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

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.
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revegetation, and additional fauna/flora
surveys/salvage.

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.

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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m

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.

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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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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[m

©

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.

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.

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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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.).

During Construction

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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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.

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.
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1. Post Construction Measures

A. Inthe 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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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-mitigationplan-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-ormitigation-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.
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If California horned lark, yellow warbler or white-
tailed kite nesting is detected, then an
appropriate impact avoidance area
(minimallytypicatly 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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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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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

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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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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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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not limited to, limitations on the
placement of construction equipment
and the simultaneous use of
equipment.

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 | MM-CR-1: The following shall be implemented Impacts to historical resources would be fully mitigated to
below a level of significance with implementation of the
mitigation measures listed at left.

unknown, intact to protect unknown archaeological resources

archaeplogmal ] and/or grave sites that may be identified
material or burial-

during project construction phases.
related items are g proj P

enc.ounter(.ed I. Prior to Permit Issuance

during project

construction, the A. Entitlements Plan Check

potential 1. Prior to issuance of any construction

disturbance to the
site would be a
potentially
significant impact

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.
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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.

MMC will provide a letter to the
applicant confirming the qualifications
of the Pl and all persons involved in
the archaeological monitoring of the
project meet the qualifications
established in the HRG.
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Il. Prior

3. Prior to the start of work, the applicant
must obtain written approval from
MMC for any personnel changes
associated with the monitoring
program.

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 Pl 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.

The Pl may submit a detailed letter to
MMC requesting a reduction to the
one-quarter mile radius.
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B. PIShall 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 (Bl), 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. Ifthe Plis 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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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 Pl 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.

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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schedule to MMC through the RE
indicating when and where monitoring
will occur.

The Pl 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.

I1l. 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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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.

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 Pl 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
[11.B-C and IV.A-D shall commence.

The Pl may submit a detailed letter to
MMC during construction requesting a
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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.

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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C. Determination of Significance
1.

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.

The Monitor shall immediately notify
the PI (unless Monitor is the PI) of the
discovery.

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.

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.

The Pl and Native American
consultant/monitor, where Native
American resources are discovered
shall evaluate the significance of the
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resource. If Human Remains are
involved, follow protocol in Section IV
below.

a. The Pl shallimmediately 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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may be required to pay to cover
mitigation costs as indicated in
CEQA Section 21083.2 shall not
apply.

c. Iftheresource is not significant,
the Pl 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.

V. 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 Bl as appropriate, MMC, and the
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Pl, if the Monitor is not qualified as a
Pl. 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. lIsolate 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 Pl 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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C.

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.

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.

NAHC will immediately identify the
person or persons determined to be
the Most Likely Descendent (MLD) and
provide contact information.

The MLD will contact the Pl 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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Summary of Significant Environmental Impacts

Impact

Mitigation Measures

Significance of Impact
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.

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. Inorder to protect these sites, the
Landowner shall do one or more
of the following:
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Significance of Impact
After Mitigation

(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.

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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D.

V.

Native American human remains
shall be reinterred with
appropriate dignity, pursuant to
Section 5.c., above.

If Human Remains are NOT Native
American

1. The Pl 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 Pl 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.

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.

The following procedures shall be
followed.
a. No Discoveries
In the event that no discoveries were
encountered during night and/or
weekend work, the Pl 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 Ill -

During Construction, and IV -
Discovery of Human Remains.
Discovery of human remains shall
always be treated as a significant
discovery.
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If the Pl determines that a potentially significant
discovery has been made, the procedures
detailed under Section Ill - During Construction
and IV-Discovery of Human Remains shall be
followed.

B.

C.

c. Potentially Significant Discoveries

d. The Pl shall immediately contact
MMC, or by 8AM of the next
business day to report and discuss
the findings as indicated in Section
[1I-B, unless other specific
arrangements have been made.

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.

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 Pl 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 Pl 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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For significant archaeological
resources encountered during
monitoring, the Archaeological
Data Recovery Program shall be
included in the Draft Monitoring
Report.

Recording Sites with State of
California Department of Parks
and Recreation

The Pl 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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After Mitigation

MMC shall return the Draft Monitoring
Report to the PI for revision or, for
preparation of the Final Report.

The PI shall submit revised Draft
Monitoring Report to MMC for
approval.

MMC shall provide written verification
to the Pl of the approved report.
MMC shall notify the RE or B, as
appropriate, of receipt of all Draft
Monitoring Report submittals and
approvals.

B. Handling of Artifacts
1. The Pl shall be responsible for

ensuring that all cultural remains
collected are cleaned and catalogued

2. The Pl 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 Pl 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.

The Pl shall include the Acceptance
Verification from the curation
institution in the Final Monitoring
Report submitted to the RE or Bl and
MMC.

When applicable to the situation, the
Pl 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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D. Final Monitoring Report(s)
1.

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.

The Pl shall submit one copy of the
approved Final Monitoring Report to
the RE or Bl as appropriate, and one
copy to MMC (even if negative), within
90 days after notification from MMC
that the draft report has been
approved.

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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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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(STC) of 20 or comparably performing
temporary solid barriers (e.g., plywood
sheeting at least %2" 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.
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Waste-ManagementPlan{);

YRS
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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

2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
5.1 Land Use

General Plan and | Less than NA NA NA NA Less than significant
Community Plan | significant
Consistency
Deviation or No impact NA NA Although the NA Less than significant
Variance 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
onthe
environment.
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Impacts would be
less than
significant.
MSCP Potentially LU-1 Less than The Assisted 2014 Church | Less than significant
Consistency significant direct | (revegetation of | significant with | Living Facility EIR Mitigation
(Direct Impacts) impact to the temporarily mitigation. results in no Measure LU-1
MHPA impacted 0.10 direct impact to is not
acre area) the MHPA, and applicable to
the impact is less | the Assisted
than significant. Living Facility.

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.
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2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
MSCP Potentially LU-2 (MHPA land | Less than The City now Mitigation Less than significant
Consistency significant use adjacency significant with | requires the measure LU-2
(Indirect Impacts) | indirect impact guidelines, mitigation Land Use from the 2014
to the MHPA including Adjacency Church EIR is
preconstruction Guidelines as not included
surveys for standard as mitigation
California conditions. As but rather as
Gnatcatcher) such, the CM-BIO-1.
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
El Camino Real Assisted Living Facility Project City of San Diego
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Impact Summary of the 2014 Church EIR and FSEIR
2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
indirect impact to
the MHPA.
Divide an Not previously NA NA NA NA Less than significant
Established evaluated
Community
General Plan Not previously NA NA NA NA Less than significant
Noise Element evaluated
5.2 Agricultural Resources
Conversion of Less than NA NA NA NA Less than significant
Farmland or significant
Significant
Farmland,
Conflicts with
Zoning for
Agricultural Use
or Williamson Act
Contracts
5.3 Air Quality

Air Quality Plan Less than NA NA NA NA Less than significant

significant
Air Quality Less than NA NA NA NA Less than significant
Violation significant
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2014 Church EIR

Assisted Living Facility FSEIR

would have a less
than significant
impact to
sensitive habitats
and vegetation
communities and
MM LU-1 is not
applicable to the

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Exposure to Less than NA NA NA NA Less than significant
Pollutants significant
Odors Less than NA NA NA NA Less than significant
significant
Air Movement Not previously NA NA NA NA Less than significant
evaluated
5.4 Biological Resources
Sensitive Habitats | Potentially LU-1 Less than Mitigation MM-LU-1 is Less than significant
and Vegetation significant direct | (revegetation of | significant Measure LU-1 not included
Communities impact to 0.10 temporarily from the 2014 as mitigation
acre of sensitive | impacted 0.10 Church EIR has for the
vegetation acre area) been Assisted
communities in implemented. Living Facility.
the MHPA The Assisted
Living Facility
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Assisted Living
Facility.
Special-Status The Church BIO-1 Less than Projects must While Less than significant
Plant and Wildlife | would potentially | (Preconstruction | significant comply with state | Mitigation with mitigation

Species

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.

surveys for
nesting birds)

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

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
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
potential impacts | EIR would not
to nesting birds be required.
protected by the | pye to the
MBTA, including | 3dditional
the California potential
horned lark, it impacts to
did not sensitive
specifically nesting bird
identify impacts | species, the
to nesting yellow | Assisted
warbler, least Living Facility
Bell's vireo, and | would require
white-tailed kite MM-BIO-1.
that are
identified for the
Assisted Living
Facility herein.
Wetlands Less than NA NA NA NA Less than significant
significant
Wildlife Potentially BIO-1 Less than Projects must While Less than significant
Movement and significant (Preconstruction | significant comply with state | Mitigation
Nursery Site impacts to surveys for and federal Measure BIO-
nesting birds. nesting birds) regulations, 1 was
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
including MBTA previously a
and FGC. In mitigation
addition, the measure in
Assisted Living the 2014
Facility would Church EIR,
include this measure
compliance with | is now
the Land Use considered a
Adjacency compliance
Guidelines as a measure (see
standard CM-BIO-1).
compliance Therefore,
measure (see Mitigation
CM-BIO-1). measure BIO-
1 from the
2014 Church
EIR would not
be required.
Habitat Potentially LU-1 Less than Mitigation The Assisted No Impact
Conservation significant direct | (revegetation of | significant Measure LU-1 Living Facility
Plan and Local and indirect temporarily from the 2014 would have
Biological impact to the impacted 0.10- Church EIR has less than
MHPA acre area) been significant
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

surveys for
California
Gnatcatcher)

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

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact

Resource Policy LU-2 (MHPA land implemented impacts
Consistency use adjacency and is not related to

guidelines, applicable to the | biological

including Assisted Living resource

preconstruction Facility. The City | policy

consistency.
measure LU-1
of the 2014
Church EIR
does not
apply.
Mitigation
measure LU-2
from the 2014
Church EIRis
not included
as mitigation
but rather as
CM-BIO-1.
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
standard
condition (see
CM-BIO-1)
instead of as
mitigation
measure LU-2 of
the 2014 Church
EIR.
Invasive Plant Potentially LU-1 Less than Mitigation Mitigation Less than significant
Species significant (revegetation of | significant Measure LU-1 Measure LU-1

indirect impact temporarily from the 2014 does not

to the MHPA impacted 0.10 Church EIR has apply.

through acre area) been Mitigation

disturbance LU-2 (MHPA land implemented Measure LU-2

adjacent to use adjacency and is not is not

natural open guidelines, applicable to the | included as

space. including Assisted Living mitigation but

preconstruction
surveys for
California
Gnatcatcher)

Facility. The City
now requires the
Land Use
Adjacency
Guidelines be
included as

rather as CM-
BIO-1.
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact 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 Less than NA NA The City adopted NA Less than significant
Significant significant the Climate
Greenhouse Gas Action Planin
Emissions or 2015. The current
Conflict with the City CEQA
City's Climate Significance
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

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

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Action Plan or Determination
Another Thresholds (City
applicable Plan, of San Diego
Policy, or 2022) require the
Regulation Assisted Living
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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

2014 Church EIR

Assisted Living Facility FSEIR

Issue Area

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.
(0-21528,
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.

El Camino Real Assisted Living Facility Project

ES-60

City of San Diego
October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT

EXECUTIVE SUMMARY

Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
.6 Historical Resources
Prehistoric and Potentially CR-1 Less than NA Mitigation Less than significant
Historic significant impact | (Archeological significant. Measure CR-1, | with mitigation
Resources on unknown Monitoring) from the 2014
archaeological Church EIR,
resources would be
applied to the
Assisted
Living Facility
through MM-
CR-1.
5.7 Paleontological Resources
Paleontological Potentially PALEO-1 Less than Since the Mitigation Less than significant
Resources significant impact | (Paleontological significant certification of Measure
previously Monitoring) the 2014 Church | PALEO-1is no
unrecorded EIR, the City longer
paleontological adopted San applicable
material Diego Municipal | because

Code Section
142.0151, which
requires
paleontological
monitoring when

paleontologic
al monitoring
is now
required by
an existing
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR Assisted Living Facility FSEIR
Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
this threshold is | ordinance and
exceeded. is included as
compliance
Measure CM-
PAL-1.
5.8 Transportation
Consistency with | Less than NA NA NA NA Less than significant
Applicable significant
Transportation
Programs and
Regulations
VMT Not previously NA NA While SB 743 was NA Less than significant
analyzed 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
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

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.

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
deadline of July 1,
2020, for
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

of the Church
dome (90 feet),
impacts are
considered to
significant and
unavoidable.

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.

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Hazardous Design | Less than NA NA NA NA Less than significant
significant
Emergency Access | No Impact NA NA NA NA Less than significant
5.9 Visual Effects and Neighborhood Character
Public Scenic Less than NA NA NA NA Less than significant
Vista Obstruction | significant
Negative Due to the NA Significant The Assisted NA Less than significant
Aesthetic proposed height Living Facility
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Visual Due to the NA Significant The Assisted NA Less than significant
Incompatibility proposed height Living Facility
of the Church would comply
dome (90 feet), with the zoning
impacts are code height
considered to limits. Visual
significant and impacts of the
unavoidable. proposed
(same as above) Assisted Living
Facility would be
less than
significant. The
Church dome
would continue
to be significant
and unavoidable
(same as above).
Landmark Tree Less than NA NA NA NA Less than significant
significant
Changes in Less than NA NA NA NA Less than significant
Existing significant
Landform
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Table ES-2
Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Light and Glare Less than NA NA NA NA Less than significant
significant
5.10 Noise

Ambient Noise Less than NA NA The Assisted The Assisted Less than significant
Increase significant Living Facility Living Facility | with Mitigation

construction would

would occur implement

closer to sensitive | MM-NOI-1 to

receptors than reduce

the Church and temporary

would resultin construction

potentially noise.

significant

construction

noise impacts to

residences.
Groundborne Less than NA NA NA NA Less than significant
Vibration and significant
Noise
Airport Noise No Impact NA NA NA NA Less than significant

5.11 Tribal Cultural Resources
Tribal Cultural Not previously NA NA At the time of the | The Assisted Less than significant
Resources evaluated 2014 Church EIR, | Living Facility | with mitigation
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Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
tribal cultural would include
resource MM-CR-1,
thresholds were | which
not included in includes
the CEQA archaeological
Guidelines. In monitoring to
2014, Assembly reduce
Bill 52 updated impacts to
Appendix G of tribal cultural
the CEQA resources.
Guidelines to
include impact
thresholds
related to
impacts on tribal
cultural
resources.
7.0 Effects Not Found to be Significant
Energy Less than NA NA NA NA Less than significant
significant
Forestry Not previously NA NA NA NA No Impact
Resources evaluated
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Table ES-2

Impact Summary of the 2014 Church EIR and FSEIR

2014 Church EIR

Assisted Living Facility FSEIR

Significance of Change In New and/or
Mitigation Impact After Circumstance or Change in
Issue Area Impact Measure Mitigation Impact Mitigation Significance of Impact
Geologic Less than NA NA NA NA Less than significant
Conditions significant
Health and Safety | Less than NA NA NA NA Less than significant
significant
Hydrology/ Water | Less than NA NA NA NA Less than significant
Quality significant
Mineral No impact NA NA NA NA No impact
Resources
Population and No impact NA NA NA NA No impact
Housing
Public Services Less than NA NA NA NA Less than significant
significant
Public Utilities Less than NA NA No No Less than significant
significant with implementation
of the project-specific
WMP, included as
Appendix M
Wildfire Less than NA NA No No Less than significant
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.

El Camino Real Assisted Living Facility Project City of San Diego
ES-69 October 2024



SCH No. 2013071043; PRJ-675732
FINAL ENVIRONMENTAL IMPACT REPORT

EXECUTIVE SUMMARY

Alternatives Summary

Table ES-3

Sensitive
Nesting Bird
Construction
Noise Impact

Construction
Noise Impact

Environmental No Project/No Avoidance Avoidance
Issue Project Build Alternative | Alternative Alternative
Land Use Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
less than
significant.
Agricultural Impacts would be Similar Impacts Similar Impacts | Similar Impacts
Resources less than

significant.

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

Impacts would be

Reduced Impacts

Similar Impacts

Similar Impacts

Emissions less than

significant.
Historical Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
Resources less than significant

with mitigation
implemented.

Paleontological
Resources

Impacts would be
less than
significant.

Reduced Impacts

Similar Impacts

Similar Impacts

Transportation/
Circulation and

Impacts would be
less than

Reduced Impacts

Similar Impacts

Similar Impacts

Parking significant.
Visual Effects and Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
Neighborhood less than
Character significant.
Noise Impacts would be Reduced Impacts | Similar Impacts | Reduced
less than significant Impacts

with mitigation
implemented.
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Table ES-3
Alternatives Summary

Sensitive
Nesting Bird
Construction
Noise Impact

Construction
Noise Impact

Environmental No Project/No Avoidance Avoidance
Issue Project Build Alternative | Alternative Alternative
Tribal Cultural Impacts would be Reduced Impacts | Similar Impacts | Similar Impacts
Resource less than significant

with mitigation
implemented.
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ACRONYMS

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
Bl 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
CCcC 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
CcO carbon monoxide
CO, carbon dioxide
CO.e 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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ACRONYMS

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
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ACRONYMS

Acronym Definition
MT metric ton
N,O nitrous oxide
NAAQS National Ambient Air Quality Standards
NAHC Native American Heritage Commission
NCFUA North City Future Urbanizing Area
NDP Neighborhood Development Permit
NF; nitrogen trifluoride
NHPA National Historic Preservation Act
NHTSA National Highway Traffic Safety Administration
NO, nitrogen dioxide
NOP Notice of Preparation
NOy 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
P Principal Investigator
PM Particulate Matter
PMo particulate matter with a diameter less than or equal to 10 microns
PMys 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
SFe sulfur hexafluoride
SIP State Implementation Plan
SLCP short-lived climate pollutants
SLF Sacred Lands File
SO, sulfur dioxide
SOy 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:

e Site Development Permit (SDP) Amendment

e Conditional Use Permit (CUP) Amendment

¢ Uncodified CUP Ordinance

e Neighborhood Use Permit (NUP)

e Coastal Development Permit (CDP) Amendment (issued by the California Coastal Commission)

e Final SEIR

1.1 CEQA REQUIREMENTS

111 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:

e Land Use

Agricultural Resources

e Air Quality and Odor

e Biological Resources

e Greenhouse Gas Emissions

e Historical Resources

e Paleontological Resources

e Transportation/Traffic Circulation

e Visual Effects/Neighborhood Character
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e Noise

e 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.

El Camino Real Assisted Living Facility Project City of San Diego
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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 CCCis 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.

e 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.

e Chapter 1.0, Introduction, introduces the project in light of the required environmental
review procedures.

e Chapter 2.0, Environmental Setting, describes the project location and physical
environmental setting.

e Chapter 3.0, Project Description, provides a description of the project, the project's purpose
and objectives, and required discretionary approvals.

e Chapter 4.0, History of Project Changes, contains a discussion of how the project has
changed since its inception.

El Camino Real Assisted Living Facility Project City of San Diego
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e 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.

e Chapter 6.0, Cumulative Impacts, addresses cumulative impacts.
e Chapter 7.0 addresses effects not found to be significant.

e Chapter 8.0, Mandatory Discussion Areas, describes significant effects which cannot be avoided,
significant irreversible environmental changes, and growth-inducing impacts of the project.

e Chapter 9.0, Alternatives, addresses a reasonable range of project alternatives.

e Chapter 10.0, Mitigation, Monitoring, and Reporting Program, provides mitigation for
significant impacts incurred by the project.

e Chapter 11.0, References Cited, contains a list of sources cited throughout the FSEIR
organized by section.

e 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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