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RESOLUTION NUMBER R- 3 09788
DATE OF FINAL PASSAGE  JUN 2.3 2015
: §§N\ 2
A RESOLUTION OF THE COUNCIL OF THE CITY OF SAN \ %232y
DIEGO CERTIFYING ENVIRONMENTAL IMPACT REPORT S\ -0
PROJECT NO. 346289 / SCH NO. 2013111017 AND ADOPTING _
. THE MITIGATION MONITORING AND REPORTING Q\OV\ W

PROGRAM, FINDINGS, AND STATEMENT OF OVERRIDING
CONSIDERATIONS FOR THE GRANTVILLE FOCUSED
PLAN AMENDMENT.

WHEREAS, the City of San Diego undertook (1) a Community Plan Amendment (CPA)
to the Navajo Community Plan; and (2) the processing of rezones to implement the plan
amendment; and

WHEREAS, the matter was set for a public hearing to be cénducted by the City Council
of the City of San Diego; and

WHEREAS, the issue was heard by the City Council on June 9, 2015; and

WHEREAS, the City Council considered the issues discussed in"Environmental Impact
Report Project No. 346289/ SCH No. 2013111017 (Report) prepared for this Project; NOW,
THEREFQRE,

BE IT RESOLVED, by the.City Council that it is certified that the Report has been
completed in compliance with the California Environmental Quality Act of 1970 (CEQA)
(Public Resources Code Section 21000 et seq.), as amended, and the Stéte CEQA Guidelines
there_to (California Code of Regulations, Title 14, Chapter 3, Section 15000 et seq.), that the
Report reflects the independent judgment of the City of San Diego as Lead Agency and that the
information contained in séid Report, together with any comments received during the public
review process, has been reviewed and considered by the City Council in connection with the

approval of the Project.
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BEIT FURTHERéﬁES%EVED, that pursuant to CEQA Section 21081.6, the City
Council hereby adopts the"l\'/lzi’tiéa:[ior;Monitoring and Reporting Program, or alterations to
implement the changes to the Project as required by the City Co.unc‘:il in order to mitigate or
avoid significant effects on the environment, a copy Qf which is attached hereto as Exhibit A and
incorporated herein by reference.

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081 and State CEQA .
Guidelines Section 15091 and 15093, th¢ City Council hereby adopts the Fihdings and a
Statement of Overriding Considerations with respect to the Project, a copy of which is attached
hereto as Exhibit B and incorporated herein by reference. |

BE IT FURTHER RESOLVED, that the Report and other documents constituting the
record of proceedings upon which the approval is based are available to the public at the office
of the City Clerk at 202 C Street, San Diego, CA 92101.

BE IT FURTHER RESOLVED, that the City Clerk is directed to file a Notice of
Determination with the Clerk of the Board of Supervisors for the County of San Diego regarding

the Project after final passage of the ordinances associated with the project.

APPROVED: JAN 1. GOLDSMITH, City Attorney

By: T\}\O/\ Al m)‘/\cba |

Shannon M. Thomas:
Deputy City Attorney

SMT:als

05/26/2015

06/03/2015 Cor. Copy
06/04/2015 Cor. Copy.2
Or. Dept: Planning
Doc. No. 1021563 3

ATTACHMENT(S): Exhibit A, Mitigation Monitoring and Reporting Program
Exhibit B, Findings and Statement of Overriding Considerations
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I hereby certify that the foregoing Resolution was passed by the Council of the City of San
Diego, at this meeting of __ JUN 09 2015

ELIZABETH S. MALAN

Approved: 6/ —
(date) . IN L. FAULCONER; or
Vetoed:
(date) KEVIN L. FAULCONER, Mayor
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EXHIBIT A
MITIGATION MONITORING AND REPORTING PROGRAM
ENVIRONMENTAL IMPACT REPORT NO. 346289

GRANTVILLE FOCUSED PLAN AMENDMENT
PROJECT NO. 346289

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public
Resources Code Section 21081.6 during implementation of mitigation measures. This program
identifies at a minimum: the department responsible for the monitoring, what is to be monitored,
how the monitoring shall be accomplished, the monitoring and reporting schedule, and
completion requirements. A record of the Mitigation Monitoring and Reporting Program will be
maintained at the offices of the Entitlement Division, 1222 First Avenue, Fifth Floor, San Diego,
CA, 92101. All mitigation measures contained in the Environmental Impact Report (PTS No.
3462809) shall be made conditions of the project as may be further described below.

The proposed FPA is described in this PEIR. The PEIR focused on issues determined to be
potentially significant by the City. The issues addressed in the PEIR include land use,
transportation/circulation, air quality and odor, greenhouse gas emissions, noise, biological
resources, hydrology, water quality, historical resources, visual effects/neighborhood character,
geologic conditions, paleontological resources, health and safety, public services and facilities,
and public utilities.

Public Resources Code Section 21081.6 requires monitoring of only those impacts identified as
significant or potentially significant. After analysis, potentially significant impacts requiring
mitigation were identified for land use, transportation/circulation, air quality, noise, biological
resources, hydrology, historical resources, paleontological resources, and health and safety.

The environmental analysis identified mitigation measures determined to be feasible and would
reduce some or all of the potentially significant impacts to a less than significant level for the
following issues: land use, transportation/circulation, noise (construction), biological resources,
hydrology, historical resources (archaeological), geologic conditions, paleontological resources,
and health and safety; however, impacts would not be fully reduced for some of these issue
areas. Mitigation was determined infeasible for the following issue areas: land use (related to
noise), transportation/circulation, air quality, and noise (operational). No feasible mitigation is
available at the community plan level to reduce impacts resulting from implementation, although
implementation of the proposed FPA is intended to reduce the use of fossil-fueled vehicles and
consumption of energy through incorporation of transit-oriented development into the proposed
FPA area.
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- 11.1 Land Use
Environmental Plan Consistency

Impact
Future development projects associated with implementation of the proposed FPA have the
potential to result in significant direct and indirect impacts to City MHPA lands.

Mitigation Framework

Future development project types that are consistent with the Navajo Community Plan, as
amended by this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A
~and can demonstrate that there are no biological resources present on the project site can be
processed ministerially and would not be subject to further environmental review under CEQA.
Development proposals that do not comply with the CPIOZ Type A supplemental regulations
shall be subject to discretionary review in accordance with CPIOZ Type B and the Mitigation
Framework LU-1.

Mitigation Measure LU-1:

All future specific actions undertaken at or near the San Diego River or adjacent to the MHPA
shall be reviewed for consistency with the MSCP preserve and development requirements, as
well as the MHPA Land Use Adjacency Guidelines.

11.2 Transportation/Circulation
Intersections

Impact

Implementation of the proposed FPA has the potential to result in significant cumulatlve 1mpacts

to intersection operations at the following intersections:

L Friars Road/Riverdale Street (LOS F during the AM and PM peak hours);

- Mission Gorge Road/Zion Avenue (LOS F during the AM and PM peak hours);
Mission Gorge Road/Princess View Drive (LOS F during the AM peak hour);
Waring Road/Princess View Drive (LOS F during the AM peak hour);

Waring Road/Zion Avenue (LOS F during the AM peak hour or LOS E durmg the

PM peak hour);

e  Fairmount Avenue/Mission Gorge Road (LOS F during the AM and PM peak
hours);

) Fairmount Avenue/Alvarado Road/Camino Del Rio N. (LOS F during the AM
and PM peak hours); and,

° Alvarado Canyon Road/Mlsswn Gorge Place (LOS F during the AM and PM

’ peak hours).
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Mitigation Framework

Mitigation Measure T-1: Friars Road / Riverdale Street , .
. Restripe northbound and southbound approaches to provide one left-turn lane, one

through lane, and one right-turn lane. This proposed intersection improvement
project is identified in the Navajo PFFP (#T22).

Mitigation Measure T-2: Mission Gorge Road / Zion Avenue
o Restripe westbound approach to provide dual left-turn lanes and a through/right-
turn lane. Restripe eastbound approach to provide a dedicated right-turn lane.
Also, remove the east-west split phase to provide protected left-turn phases. This
proposed intersection improvement project is identified in the Navajo PFFP
(#T23). |

Mitigation Measure T-3: Mission Gorge Road / Princess View Drive
. Restripe southbound approach to provide a dedicated left-turn lane and a shared
right-turn/through lane. Also, remove the split phase and provided protected left-
turn phases. This proposed intersection improvement project is identified in the
Navajo PFFP (#T124).

Mitigation Measure T-4: Waring Road / Princess View Drive
o Restripe westbound approach to provide a dedicated right-turn lane. Prohibit
street parking along the westbound approach. This proposed intersection
improvement project is identified in the Navajo PFFP (#T25).

Mitigation Measure T-5: Waring Road / Zion Avenue
o Restripe southbound approach to provide a dedicated right-turn lane. Prohibit
street parking along the southbound approach. This proposed intersection
improvement project is identified in the Navajo PFFP (#126).

Mitigation Measure T-6: Fairmount Avenue / Mission Gorge Road
. Widen the northbound approach to provide an additional (third) through lane.

Provide a northbound right-turn overlap phase. Widen the southbound approach
to provide three through lanes and a dedicated right-turn lane. Widen the
eastbound approach to provide one left-turn lane, one through lane, and two right-
turn lanes with overlap phasing. Also, remove the east-west split phase to provide
protected lefi-turn phases. The Alvarado Canyon Road Realignment Project
proposed at this location is identified in the Navajo PFFP (#T12).

Mitigation Measure T-7: Alvarado Canyon Road / Mission Gorge Place
. Install a traffic signal at this intersection once warrants analysis is complete.
Widen the westbound approach to provide an exclusive right-turn lane. Widen the
eastbound approach to provide a dedicated left-turn lane. This proposed
intersection improvement project is identified in the Navajo PFFP (#T27).
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Roadway Segments

Impact
Implementation of the proposed FPA has the potential to result in significant cumulative impacts
to street segment operations at the following segments: ’
‘ Friars Road: I-15 NB Ramps to Rancho Mission Road (LOS F);

Friars Road: Rancho Mission Road to Santo Road (LOS F);
Friars Road: Santo Road to Riverdale Street (LOS F);
Mission Gorge Road: Mission Gorge Place to Fairmount Avenue (LOS E);
Mission Gorge Road: Rainier Avenue to Vandever Avenue (LOS E);
Mission Gorge Road: Vandever Avenue to Twain Avenue (LOS F);
Mission Gorge Road: Twain Avenue to Mission Gorge Place (LOS E);
Fairmount Avenue: Vandever Avenue to Twain Avenue (LOS F):
Fairmount Avenue: Mission Gorge Road to Alvarado Canyon Road (LOS F),
Fairmount Avenue: Alvarado Canyon Road to I-8 WB Ramps (LOS F);
Fairmount Avenue: [-8 WB Ramps to I-8 EB Ramps;
Vandever Avenue: Riverdale Street to Mission Gorge Road (LOS E)
Twain Avenue: Fairmount Avenue to Mission Gorge Road (LOS F);
San Diego Mission Road: Rancho Mission Road to Fairmount Avenue (LOS F);
and,

o Zion Avenue: Mission Gorge Road to Waring Road (LOS F).

Mitigation Framework

Mitigation Measure T-8: Friars Road from I-15 NB Ramps to Rancho Mission Road
J Widen the roadway to 8-Lane Prime Arterial.

Mitigation Measure T-9: Friars Road from Rancho Mission Road to Santo Road
. Widen the roadway to 8-Lane Prime Arterial.

Mitigation Measure T-10: Friars Road: Santo Road to Riverdale Street
. This roadway segment is currently built to its ultimate classification per Mission
' Valley and Navajo Community Plans. No mitigation measures have been
identified for this location. As a result, the FPA significant traffic impact to this
roadway segment would remain significant unmitigated.

Mitigation Measure T-11: Mission Gorge Road from Rainier Avenue to Vandever Avenue
. Widen the roadway to 4-Lane Major Arterial. The Mission Gorge Road
Improvement Project is identified in the Navajo PFFP (#T19).

Mitigation Measure T-12: Mission Gorge Road from Vandever Avenue to Twain Avenue

. Widen the roadway to 4-Lane Major Arterial. The Mission Gorge Road
Improvements Project is identified in the Navajo PFFP (#T19).
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Mitigation Measure T-13: Mission Gorge Road from Twain Avenue to Mission Gorge Place
' . Widen the roadway to 4-Lane Major Arterial. The Mission Gorge Road
Improvements Project is identified in the Navajo PFFP (#T19).

Mitigation Measure T-14: Mission Gorge Road from Mission Gorge Place to Fairmount
Avenue
J Widen the roadway to 6-Lane Major Arterial. The Mission Gorge Road
Improvements Project is identified in the Navajo PFFP (#T16).

Mitigation Measure T-15: Fairmount Avenue from Vandever Avenue to Twain Avenue
) Provide a continuous two-way left-turn lane. Retain the street parking along both
sides of the roadway. This roadway improvement project is identified in the
Navajo PFFP (#T20). '

Mitigation Measure T-16: Fairmount Avenue from Mission Gorge Road to Alvarado
Canyon Road
. Widen the roadway to a 6-Lane Major Arterial. The Fairmount Avenue Widening
Project is identified in the Navajo PFFP (#T12).

Mitigation Measure T-17: Fairmount Avenue from Alvarado Canyon Road to I-8 WB
Ramps
o Widen the roadway to 6-Lane Major Arterial. The Fairmount Avenue Widening
Project is identified in the Navajo PFFP (#T12).

Mitigation Measure T-18: Fairmount Avenue from I-8 WB Ramps to I-8 EB Ramps
. Widen the roadway to 6-Lane Major Arterial. The Fairmount Avenue Widening
Project is identified in the Navajo PFFP (#T12).

Mitigation Measure T-19: Vandever Avenue from Riverdale Street to Mission Gorge Road
J Restripe to provide a continuous two-way left-turn lane. This roadway
improvement project is identified in the Navajo PFFP (#T28).

Mitigation Measure T-20: Twain Avenue from Fairmount Avenue to Mission Gorge Road
. Restripe to provide a continuous two-way left-turn lane. This roadway
improvement project is identified in the Navajo PFFP (#T29).

Mitigation Measure T-21: San Diego Mission Road from Rancho Mission Road to
Fairmount Avenue

J Widen the roadway to 4-Lane Collector Street.

Mitigation Measure T-22: Zion Avenue from Mission Gorge Road to Waring Road
o Widen the roadway to 4-Lane Major Street.
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Traffic Generation

Impact
Implementatlon of the proposed FPA would increase density and ultimately result in a significant
increase in traffic within the proposed FPA area.

Mitigation Framework

Development projects that comply with the supplemental regulations for CPIOZ-Type A and the
regulations of the underlying zone, and can provide documentation from a California Registered
Traffic Engineer stating that the proposed project’s traffic volumes are based on the City’s trip
generation rates and are less than the thresholds established in the City of San Diego’s Traffic
Impact Study Manual can be processed ministerially and would not be subject to further
environmental review under CEQA. Development proposals that do not comply with the CPIOZ
Type A supplemental regulations and generate traffic volumes greater than the City’s thresholds
shall be subject to discretionary review in accordance with CPIOZ-Type B and the Mitigation
Framework as detailed in Mitigation Measure T-23 through T-26, below.

Mitigation Measure T-23: Pedestrian Circulation Improvements

. Provide minimum 5 foot non-contiguous sidewalks on both sides of any vehicular
access way (including private drives that a project creates on its property).
Vehicular access ways shall connect to existing alleys streets and adjacent
development. (SDR 5)

. Provide a minimum 5 foot planting zone and minimum 10 foot sidewalk. The
planting zone shall be adjacent to the curb and the sidewalk shall be between the
planting zone and the building. (SDR 5) '

o All crosswalks shall meet City standard for high visibility (Continental)

' crosswalks (See Standard Drawing SDM-1 16). All transverse type crosswalks
within the public right-of-way shall be upgraded to new City standard crosswalks
per City Adoption of High Visibility Crosswalks. Additionally, the Navajo -
Community Plan Grantville - CPIOZ Section includes an SDR for use of
enhanced pavement pattern. Median refuge, curb extensions, countdown 51gnals
etc. shall be included per City standards and Street Design Manual.

. Development shall provide a minimum of one pedestrian (and bicycle) connection
to each adjacent property. These pedestrian (and bicycle) connections shall be
coordinated and connected. Fencing or walls that limit access are prohibited.

(SDR 5)

o Pedestrian connectivity to the San Diego River, the surrounding parks and transit
shall be provided per the San Diego River Park Master Plan.

o Provide direct access to Alvarado Creek from common areas and ground floor

units. (SDR 38) and development along Alvarado Creek shall provide a 10 foot
wide pedestrian and bicycle trail adjacent to the Alvarado Creek. (SDR 36)

o Provide a bridge at Mission Gorge/Fairmount Ave for the Alvarado Creek to
connect to the San Diego River. Provide a pedestrian connection with the bridge
for access to the River and Creek (San Diego River Park Master Plan).
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Primary access for each ground-floor commercial, office, retail, and residential
unit/space shall be provided directly from the public right-of-way, public street,
and/or internal street (SDR 11). All sidewalks, crosswalks and access to the
entrances shall be ADA compliant. A straight, accessible path of travel shall be
maintained clear without any obstructions (SDR 7).

Mitigation Measure T-24: Bicycle Circulation Improvements
Per the City of San Diego River Park Master Plan, provide the following:

Provide for a San Diego River Pathway connection to San Diego Mission Road
from the north side of the river at Rancho Mission Road. _

Provide a bridge at Mission Gorge/Fairmount Ave for the Alvarado Creek to
connect to the San Diego River. Provide a bicycle connection with the bridge for
access to the River and Creek (San Diego River Park Master Plan). Enhanced bike
lanes and crossings shall be provided between the proposed San Diego River bike
path and the existing Fairmount Avenue bike path.

Identify land for bicycle (and pedestrian) trail through land acquisition or open
space easements and identify an alignment for the San Diego River Pathway as
Grantville redevelops.

Development shall provide a minimum of one bicycle connection (and pedestrlan)
to each adjacent property. These bicycle connections shall be coordinated and
connected. Fencing or walls that limit access are prohibited. (SDR 5)

Project shall be provided per City standard. Bike racks must be provided along the
pI‘O_]eCt s street frontage. (SDR 10)

Per SANDAG’s San Diego Regional Bicycle Plan, provide a Class I Bike Path along the San
Diego River Bikeway Corridor.

Per the City of San Diego Bicycle Master Plan, provide the following:

A Class II Bike Lane along Friars Road from I-15 SB Ramps to Mission Gorge
Road

A Class II Bike Lane along Mission Gorge Road from Jackson Drive to Friars
Road

A Class II Bike Lane along Mission Gorge Road from Friars Road to I-
8/Fairmount Avenue interchange

A Class III Bike Route along Zion Avenue from Mission Gorge Road to Waring
Avenue

A Class II Bike Lane along San Diego Mission Road from Rancho Mission Road
to Twain Avenue

A Class II Bike Lane along Camino Del Rio North from east of Ward Street to
Fairmount Avenue

A Class II Bike Lane along Mission Gorge Place from Alvarado Canyon Road to
Fairmount Avenue.

Furthermore, the bicycle network improvements within the study area identified in the City of
San Diego Bicycle Master Plan, SANDAG’s San Diego Regional Bicycle Plan, and the Navajo
Facilities Financing Plan should be implemented.

Doc. No. 1030222 -PAGE 7 OF 29-



Mitigation Measure T-25: Transit Improvements
Per the Navajo Community Plan Amendment, provide the following:
. All New projects shall provide way finding signage that identifies pedestrian and
' bicycle routes to and from the Grantville Trolley Station. (SDR 6)

Mitigation Measure T-26: Transportation Demand Management (TDM) Improvements
Per Chapter 14 Article 2 Division 5 §142.0540 (c), provide the following:
. The TDM Plan shall be designed to reduce peak period automobile use with such’
techniques as carpooling, vanpooling, transit, bicycling, walking, telecommuting,
compressed work weeks, or flextime. -

J Transit pass or transit discounts shall be incorporated into TDM Plans and
Programs. ‘

. Intelligent Transportation System components shall be incorporated when
possible with SANDAG ITS Program.

. Transit Service time (Priority signalizing) and transit only lanes shall be

incorporated as part of traffic improvements.
Freeway Segments/Ramps

Impact
Implementation of the proposed FPA has the potential to result in significant cumulative impacts
to freeway ramp meter operations at the Friars Road to Northbound I-15 freeway ramp. In
addition, implementation of the proposed FPA has the potential to result in significant
cumulative impacts to freeway segment operations at the following freeway segments:
e - I-15NB: Aero Drive to Friars Road '
I-15 SB: Aero Drive to Friars Road
I-15NB: Friars Road to I-8
1-15 SB: Friars Road to I-8
I-8 EB: I-15 to Fairmount Avenue
[-8 WB: I-15 to Fairmount Avenue
I-8 EB: Fairmount Avenue to Waring Road
I-8 WB: Fairmount Avenue to Waring Road

Mitigation Framework

Mitigation Measures T-27 thru T-30: I-15 NB & SB: Aero Drive to I-8
e ~ Construction of 2 managed lanes along I-15 between I-8 and SR-163.

Mitigation Measures T-31 thru T-34: I-8 EB & WB: I-15 to Waring Road
) Operational improvements along I-8 between I-15 and SR-125. Project 1s
expected to be built by Year 2040.
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Mltlgatlon Measure T-35: Friars Road to Northbound I 15 Ramp
. No mitigation measures have been identified for this location. Mitigation
measures that would potentially reduce vehicular queuing and freeway ramp
metering impacts at this location consists of adding freeway lanes, auxiliary lanes,
adding a lane to the freeway on-ramp, implementation of TDM measures that
encourage carpooling and other alternate means of transportation or a
combination of these measures.

Mitigation Measure T-36: Friars Road / I-15 SB Off-Ramps Intersection '

. Caltrans is in the process of developing preliminary improvement plans for this
location which will be shared with City staff once available.

Mitigation Measure T-37: Fairmount Avenue / Alvarado Canyon Road / I-8 WB Off-Ramp
/Camino Del Rio N. Intersection

. I-8/Fairmount Avenue interchange improvement project is included in the Navajo
PFFP (# T12).

11.3  Air Quality and Odor
Cumulative Air Pollutant Emissions

Impact

The increase in future long-term operational emissions sof particulates and ozone precursors
associated with the proposed FPA would result in a significant air quality impact.

Mitigation Framework

The goals, policies, and recommendations of the City combined with the federal, state, and local
regulations provide a framework for developing project-level air quality protection measures for
future discretionary projects. The City’s process for the evaluation of discretionary projects
includes environmental review and documentation pursuant to CEQA as well as an analysis of
those projects for consistency with the goals, policies, and recommendations of the General Plan
and Community Plan, as amended by the FPA. In general, implementation of the policies in the
Community Plan, as amended by the FPA and General Plan would preclude or reduce air quality
impacts. Compliance with the standards is required of all projects and is not considered to be
mitigation. However, it is possible that for certain projects, adherence to-the regulations would
not adequately protect air quality, and such projects would require additional measures to avoid
or reduce significant air quality impacts. These additional measures would be con51dered
mitigation.

Mitigation Measures AQ-1 and AQ-2 shall be implemented to reduce project-level impacts.
Where mitigation is determined to be necessary and feasible, these measures shall be included in
a Mitigation Monitoring and Reporting Program for the project.

Mitigation Measure AQ-1

For projects that would exceed daily construction emissions thresholds established by the City of
San Diego, best available control measures/technology shall be incorporated to reduce
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construction emissions to below daily emission standards established by the City of San Dlego
Best available control measures/technology shall include: :

. Minimizing simultaneous operation of multiple pieces of construction equipment;

J Use of more efficient or low pollutant emitting, equipment, e.g. Tier Il or IV
rated equipment;

J Use of alternative fueled construction equipment;

. Dust control measures for construction sites to minimize fugitive dust, e.g.
watering,

. soil stabilizers, and speed limits; and

o - Minimizing idling time by construction vehicles.

Mitigation Measure AQ-2:

Development that would significantly impact air quality, either individually or cumulatively,
shall receive entitlement only if it is conditioned with feasible mitigation to avoid, minimize, or
offset the impact. As a part of this process, future projects shall be required to buffer sensitive
receptors from air pollution sources through the use of landscaping, open space, and other
separation techniques.

11.4 Noise
Operational Noise

Impact

Future development activities associated with implementation of the proposed FPA have the
potential to result in significant long-term operational noise impacts associated with traffic
generated by the increased density of use in the FPA area.

Mitigation Framework

Future development project types that are consistent with the Navajo Community Plan, as
amended by this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A
and can demonstrate that there are no sensitive noise receptors present on the project site can be
processed ministerially and would not be subject to further environmental review under CEQA.
Development proposals that do not comply with the CPIOZ Type A supplemental regulations
shall be subject to discretionary review in accordance with CPIOZ Type B and the Mitigation
Framework as detailed in Mitigation Measure N-1 and N-6, below.

Construction Noise

Impact

Future development activities associated with implementation of the proposed FPA have the
potential to result in significant temporary noise impacts associated with demolition and
construction of individual projects.

Mitigation Framework

Future development project types that are consistent with the Navajo Community Plan, as
amended by this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A
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and can demonstrate that there are no sensitive noise receptors present on the project site can be
‘processed ministerially and would not be subject to further environmental review under CEQA.
Development proposals that do not comply with the CPIOZ Type A supplemental regulations
shall be subject to discretionary review in accordance with CPIOZ Type B and the Mitigation
Framework as detailed in Mitigation Measure N-1 through N-5.

Mitigation Measure N-1: Project Specific Noise Study

A noise survey shall be conducted to determine construction and operation impacts and identify
methods that can be implemented to meet applicable noise standards. The noise survey shall be
sufficient to indicate existing and projected noise Ievels to determine the amount of attenuation
needed to reduce potential noise impacts to meet interior noise standards. See the Grantville
CPIOZ section — Navajo Community Plan for supplemental design regulations.

Mitigation Measure N-2: Construction Equipment

Electrical power shall be used to run air compressors and similar power tools. Internal
combustion engines should be equipped with a muffler of a type recommended by the
manufacturer and in good repair. All diesel equipment should be operated with closed engine
doors and should be equipped with factory-recommended mufflers. Construction equipment that
continues to generate substantial noise at the project boundaries should be shielded with
temporary noise barriers, such as barriers that meet a sound transmission class (STC) rating of
25, sound absorptive panels, or sound blankets on individual pieces of construction equipment.
Stationary noise-generating equipment, such as generators and compressors, should be located as
far as practically possible from the nearest residential property lines.

Mitigation Measure N-3: Limit Operations Adjacent to Receivers
Limit-the number of large pieces of equipment (i.e., bulldozers or concrete mixers) operating
adjacent to receivers to one at any given time.

Mitigation Measure N-4: Neighbor Notification

As part of applying for construction noise permits, provide notification to residential occupants
adjacent to the projéct site at least 24 hours prior to initiation of construction activities that could
result in substantial noise levels at outdoor or indoor living areas. This notification should
include the anticipated hours and duration of construction and a description of noise reduction
measures being implemented at the project site. The notification should include a telephone
number for local residents to call to submit complaints associated with construction noise.
(SDMC Section 59.5.0404)

Mitigation Measure N-5: Noise Control Plan

Construction contractors shall develop and implement a noise control plan that includes a noise
control monitoring program to ensure sustained construction noise levels do not exceed 75
decibels over a 12-hour period at the nearest sensitive receivers. The plan may include the
following requirements:

. Contractor shall turn off idling equipment. _
. Contractor shall perform noisier operation during the times least sensitive to
receptors.
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e - All diesel equipment shall be operated with closed engine doors and shall be
“equipped with factory- recommended mufflers.
J Electrical power shall be used to run air compressors and similar power tools and
to power any temporary structures, such as construction trailers or security staff
facilities. ‘

For all noise-generating construction activities, additional noise attenuation techniques shall be
employed as necessary to reduce noise levels. Such techniques shall include, but are not limited
to, the use of sound blankets, noise shrouds and temporary sound barriers between construction
* sites and nearby sensitive receptors-as specified in the noise control plan. '

Mitigation Measure N-6:

Where new projects would expose residences to noise exceeding normally acceptable levels, the
City of San Diego shall require the use of various sound attenuation techniques as prescribed in
the California Energy Code Title 24 standards. These standards specify construction methods
and materials that result in energy efficient structures and up to a 30 dBA reductlon in interior
noise levels (assuming that windows are closed).

Requirements may include the use of appropriate setbacks and sound attenuating building
design, including retrofit of existing structures with sound attenuating building materials where
feasible. Such measures may include, but are not limited to dual-paned windows, solid core
exterior doors with perimeter weather stripping, air conditioning system so that windows and
doors may remain closed and situating exterior doors away from roadways.

In instances where use of these techniques is not feasible, the use of sound barriers (earthen
berms, sound walls, or some combination of the two) will be considered. Whenever possible, a
combination of elements should be used, including solid fences, walls, and landscaped berms.
Determination of appropriate noise attenuation measures will be based on a noise study pursuant
to City of San Diego regulations. This shall be accomplished during the permlttmg and/or
env1ronmenta1 review process.

11.5 Biological Resources
Jurisdictional Biological Resources

Impact

Future project-specific developments located adjacent to or within areas under the jurisdiction of
federal, state, or local biological resources regulatory agencies have the potential to result in
significant impacts to jurisdictional biological resources.

Mitigation Framework -

Mitigation is required for impacts that are considered significant under the C1ty of San Diego’s
Biology Guidelines (2012) and the City of San Diego’s CEQA Significance Determination
Thresholds (2011). All impacts to sensitive biological resources shall be avoided to the
maximum extent feasible and minimized when avoidance is not possible. For future projects that
are consistent with the Navajo Community Plan, as amended by this FPA, base zone regulations,
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and the supplemental regulations for CPIOZ-Type A, and can demonstrate that no biological
resources are present, the project can be processed ministerially and would not be subject to
further environmental review under CEQA. Future development that does not comply with
CPIOZ-Type A shall be subject to review in accordance with CPIOZ-Type B, and shall
implement the Mitigation Framework detailed in Mitigation Measures BR-1 through BR-5,
below. Where impacts are not avoidable or cannot be minimized, mitigation shall be required to
reduce significant impacts to below a level of significance.

Mitigation Measure BR-1:

To reduce potentially significant impacts that would cause a reduction in the number of unique,
rare, endangered, sensitive, or fully protected species of plants or animals, if present within the
FPA area, all subsequent projects within CPIOZ Type B areas shall be analyzed in accordance
with the CEQA Significance Thresholds, which require that site-specific biological resources
surveys be conducted in accordance with City of San Diego Biology Guidelines (2012). The
locations of any sensitive plant species, including listed, rare, and narrow endemic species, as
well as the potential for occurrence of any listed or rare wildlife species shall be recorded and
presented in a biological resources report. Based on available habitat within the FPA area,
focused presence/absence surveys shall be conducted in accordance with the biology guidelines
and applicable resource agency survey protocols to determine the potential for impacts resulting
from the future projects on these species. Engineering design specifications based on project-
level grading and site plans shall be incorporated into the design of future projects to minimize
or eliminate direct impacts on sensitive plant and wildlife species consistent with the FESA,
MBTA, Bald and Golden Eagle Protection Act, California Endangered Species Act (CESA),
MSCP Subarea Plan, and ESL Regulations. '

Sensitive Habitat

Impact
Future project-specific developments within the proposed FPA area have the potential to result in
significant impacts to adjacent Tier I-III habitats.

Mitigation Framework

Mitigation Measure BR-2:

Mitigation for Impacts to Sensitive Upland Habitats. Future projects implemented in
accordance with the FPA resulting in impacts to sensitive upland Tier I, II, IIIA, or IIIB habitats
shall implement avoidance and minimization measures consistent with the City Biology
Guidelines and MSCP Subarea Plan and provide suitable mitigation in accordance with the
City’s Biology Guidelines (see Table 11.5-1) MSCP Subarea Plan. Future project-level grading
and site plans shall incorporate project design features to minimize direct impacts on sensitive
vegetation communities including but not limited to riparian habitats, wetlands, oak woodlands,
and coastal sage scrub consistent with federal, state, and City guidelines. Any required mitigation
for impacts on sensitive vegetation communities shall be outlined in a conceptual mitigation plan
following the outline provided in the City Biology Guidelines.
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Mitigation for impacts to sensitive vegetation communities shall be implemented at the time
future development projects are proposed. Project-level analysis shall determine whether the
impacts are within or outside of the MHPA. Any MHPA boundary adjustments shall be
processed by the individual project applicants through the City and Wildlife Agenc1es during the
early project planning stage.

Mitigation for impacts to sensitive upland habitats shall occur in accordance with the MSCP
mitigation ratios as specified within the City’s Biology Guidelines. These mitigation ratios are
based on Tier level of the vegetation community, the location of the impact and the location of
the mitigation site(s). For example, impacts to lands inside of the MHPA and mitigated outside
the MHPA would have the highest mitigation ratio whereas impacts to lands outside the MHPA
and mitigated inside the MHPA would have the lowest mitigation ratio.
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, TABLE 11.5-1
MITIGATION RATIOS FOR IMPACTS TO UPLAND VEGETATION COMMUNITIES

AND LAND COVER TYPES
Tier Habitat Type Mitigation Ratios
TIER 1 Southern Foredunes Location of Preservation
(rare Torrey Pines Forest Inside | Outside
uplands) Coastal Bluff Scrub Location | Inside* | 2:1 3:1
Maritime Succulent of Outside | 1:1 2:1
Scrub Impact
Maritime Chaparral
Scrub Oak Chaparral
Native Grassland
Oak Woodlands
TIER II Coastal Sage Scrub Location of Preservation
(uncommon Coastal Sage Scrub/ Inside ' Outside
uplands) Chaparral Location | Inside* | 1:1 2:1
of Outside | 1:1 1.5:1
Impact
TIERIII A Mixed Chaparral Location of Preservation
(common Chamise Chaparral Inside | Outside
uplands) : Location ' Inside* | 2:1 3:1
' of Outside | 1:1 2:1
Impact
TIERIIIB  Non-Native Grasslands  Location of Preservation
(common Inside | Outside
uplands) Location | Inside* | 1:1 1.5:1
’ ' of Impact | Qutside | 0.5:1 | 1:1

Notes:

For all Tier I impacts, the mitigation could (1) occur within the MHPA portion of
Tier I (in Tier) or (2) occur outside of the MHPA within the affected habitat type
(in-kind). _

For impacts on Tier II, IIIA, and IIIB habitats, the mitigation could (1) occur within
the MHPA portion of Tiers I — III (out-of-kind) or (2) occur outside of the MHPA
within the affected habitat type (in-kind). Project-specific mitigation will be subject
to applicable mitigation ratios at the time of project submittal.

Wetlands
Impact

Future project-specific developments located adjacent to the San Diego River and Alvarado’
Creek have the potential to result in significant wetland resource impacts.
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Mitigation Framework

Mitigation Measure BR-4:

To reduce potential direct impacts to City, state, and federally regulated wetlands, all subsequent
projects developed in accordance with the FPA shall be required to comply with USACE Clean
Water Act Section 404 requirements and special conditions, CDFW Section 1602 Streambed
Alteration Agreement requirements and special conditions, and the City of San Diego ESL
Regulations for minimizing impacts to wetlands. Achieving consistency with these regulations
for impacts on wetlands and special aquatic sites would reduce potential impacts to regulated
wetlands and provide compensatory mitigation (as required) to ensure no net-loss of wetland
habitats. :

Prior to obtaining discretionary permits for future actions implemented in accordance with the
PFA, a site-specific biological resources survey shall be completed in accordance with City of
San Diego Biology Guidelines. Any required mitigation for impacts shall be outlined in a
conceptual wetland mitigation plan prepared in accordance with the City’s Biology Guidelines
(2012). In addition, a preliminary or final jurisdictional wetlands delineation of the project site
shall be completed following the methods outlined in the USACE’s 1987 Wetlands Delineation
Manual and the Regional Supplement to the Corps of Engineers Delineation Manual for the Arid
West Region. A determination of the presence/absence and boundaries of any WoUS and'WoS
shall also be completed following the appropriate USACE guidance documents for determining
the OHWM boundaries. The limits of any riparian habitats on-site under the sole jurisdiction of
CDFW shall also be delineated, as well as any special aquatic sites (excluding vernal pools) that
may not meet federal jurisdictional criteria but are regulated by California Coastal Commission
and the RWQCB. Engineering design spe01ﬁcat10ns based on project-level grading and site plans
shall be incorporated into the project design to minimize direct impacts to wetlands,
jurisdictional waters, riparian habitats, vernal pools, etc. consistent with federal, state, and City
guidelines.

Additionally, any impacts to wetlands in the City of San Diego would require a deviation from
the ESL wetland regulations. Under the wetland deviation process, development proposals that
have wetland impacts shall be considered only.pursuant to one of three options; Essential Public
Projects, Economic Viability Option, or Biologically Superior Option. ESL Regulations require
that impacts to wetland be avoided. Unavoidable impacts to wetlands shall be minimized to the
max1rnum extent practicable and mitigated as follows:

o As part of the project- spec1ﬁc environmental review pursuant to CEQA, all
unavoidable wetland impacts shall be analyzed, and mitigation shall be required
in accordance with ratios shown in Tables 5.6-6a and b below. Mitigation shall be
based on the impacted type of wetland and project design. Mitigation shall
prevent any net loss of wetland functions and values of the impacted wetland.

. For the Biologically Superior Option, the project and proposed mitigation shall
include avoidance, minimization, and compensatory measures, which would
result in a biologically superior net gain in Overall function and values of (a) the
type of wetland resource being impacted and/or (b) the biological resources to be
conserved. The Biologically Superior Option mitigation shall include either (1)
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standard mitigation per Table 11.5-2a, including wetland creation or restoration of

- the same type of wetland resource that is being impacted that results in high
quality wetlands; and a biologically superior project design whose avoided area(s)
(1) 1s in a configuration or alignment that optimizes the potential long-term
biological viability of the on-site sensitive biological resources, and/or (ii)
conserves the rarest and highest quality on-site biological resources; or (2) for a
project not considered consistent with “1”” above, extraordinary mitigation per
Table 11.5-2b is required.

TABLE 11.5-2a
CITY OF SAN DIEGO WETLAND MITIGATION RATIOS
(With Biologically Superior Design)

Vegetation Community Mitigation Ratio
Riparian 2:1to03:1
Vernal pool* 2:1to 4:1

Basin with fairy shrimp* 2:1to 4:1
Freshwater marsh 2:1

*The City currently does not have take authority for vernal pools.
A draft vernal pool HCP is currently being prepared by the City in
coordination with the Wildlife Agencies. If adopted, the City
would have “take” authority for the vernal pool species occurring
within the vernal pool HCP areas.

TABLE 11.5-2b
CITY OF SAN DIEGO WETLAND MITIGATION RATIOS
(Without Biologically Superior Design)

Vegetation Community Mitigation Ratio
Riparian 4:1to 6:1
Vernal pool* 4:1t08:1

Basin with fairy shrimp* 4:1 to 8:1
Freshwater marsh 4:1

*The City currently does not have take authority for vernal pools.
A draft vernal pool HCP is currently being prepared by the City in
coordination with the Wildlife Agencies. If adopted, the City
would have “take” authority for the vernal pool species occurring
within the vernal pool HCP areas.

As part of any future project-specific environmental review pursuant to CEQA, all unavoidable
wetlands impacts (both temporary and permanent) shall be analyzed and mitigation required in
accordance with the City Biology Guidelines; mitigation shall be based on the impacted type of
wetland habitat. Mitigation shall prevent any net loss of wetland functions and values of the
impacted wetland. The following provides operational definitions of the four types of activities
that constitute wetland mitigation under the ESL Regulations:
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. Wetland creation is an activity that results in the formation of new wetlands in
an upland area. An example is excavation of uplands adjacent to existing wetlands
and the establishment of native wetland vegetation.

. Wetland restoration is an activity that re-establishes the habitat functions of a
former wetland. An example is the excavation of agricultural fill from historic
wetlands and the re-establishment of native wetland vegetation.

. Wetland enhancement is an activity that improves the self-sustaining habitat
functions of an existing wetland. An example is removal of exotic species from
existing riparian habitat.

. Wetland acquisition may be considered in combination with any of the three
mitigation activities above.

Wetland enhancement and wetland acquisition focus on the preservation or the improvement of
existing wetland habitat and function and do not result in an increase in wetland area; therefore, a
net loss of wetland may result. As such, acquisition and/or enhancement of existing wetlands
shall be considered as partial mitigation only for any balance of the remaining mitigation
requirement after restoration or creation if wetland acreage is provided at a minimum of a 1:1
ratio.

For permanent wetland impacts that are unavoidable and minimized to the maximum extent
feasible, mitigation shall consist of creation of new in-kind habitat to the fullest extent possible
and at the appropriate ratios. If on-site mitigation is not feasible, then at least a portion of the
mitigation must occur within the same watershed. The City’s Biology Guidelines and MSCP
Subarea Plan require that impacts on wetlands, including vernal pools, shall be avoided, and that
a sufficient wetland buffer shall be maintained, as appropriate, to protect resource -
functions/values. The project specific biology report shall include an analysis of on-site wetlands
(including City, state, and federal jurisdiction analysis) and, if present, include project
alternatives that fully/substantially avoid wetland impacts. Detailed evidence supporting why
there is no feasible less environmentally damaging location or alternative to avoid any impacts
must be provided for City staff review, as well as a mitigation plan that specifically identifies
how the project is to compensate for any unavoidable impacts. A conceptual wetland mitigation
plan (which includes identification of the mitigation site) shall be approved by City staff prior to
the release of the draft environmental document. Avoidance shall be the first requirement;
mitigation shall only be used for impacts clearly demonstrated to be unavoidable.

Prior to the commencemient of any construction-related activities on-site for projects impacting
wetland habitat (including earthwork and fencing) the applicant shall provide evidence of the
following to the Assistant Deputy Director (ADD)/Environmental Designee prior to any
construction activity:

. Compliance with USACE Section 404 nationwide permit;

. Compliance with the RWQCB Section 401 Water Quality Certification; and

. Compliance with the CDFW Section 1601/1603 Streambed Alteration

Agreement.

Sensitive Plants and Animals
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Impact

Future project-specific developments within the proposed FPA area have the potential to result in
significant impacts to federal and/or state listed sensitive species. Future project-specific
developments have the potential to result in significant impacts to adjacent nesting bird habitats
and nesting birds. BR-3 and BR-5

Mitigation Framework

Mitigation Measure BR-3:

Mitigation for Short-term Impacts to Sensitive Species from Project Construction. Specific
measures necessary for reducing potential construction-related noise impacts to the coastal
California gnatcatcher, least Bell’s vireo, and the cactus wren are further detailed in LU-3 and

 BR-4.

Mitigation for impacts to sensitive wildlife species (including temporary and permanent noise
impacts) resulting from future projects implemented in accordance with the FPA are included in
Sections 5.1.6 (Land Use) and 5.6.3 (Biological Resources). Please refer to Mitigation
Framework BR-1 through BR-5 and LU-3 (MHPA Land Use Adjacency Guidelines).

Mitigation Measure BR-5:

Mitigation for Migratory Wildlife. Mitigation for future projects to reduce potentially
significant impacts that would interfere with the nesting, foraging, or movement of wildlife
species within the FPA area, shall be identified in site-specific biological resources surveys
prepared in accordance with City of San Diego Biology Guidelines as further detailed in BR-1
during the subsequent development review process. The Biology Report shall include results of
protocol surveys and recommendations for additional measures to be implemented during
construction-related activities; shall identify the limits of any identified local-scale wildlife
corridors or habitat linkages and analyze potential impacts in relation to local fauna, and the
effects of conversion of vegetation communities (e.g., non-native grassland to riparian or
agricultural to developed land) to minimize direct impacts on sensitive wildlife species and to
provide for continued wildlife movement through the corridor. B

Measures that shall be incorporated into project-level construction documents to minimize direct
impacts on wildlife movement, nesting or foraging activities shall be addressed in the Biology
report and shall include recommendations for preconstruction protocol surveys to be conducted
during established breeding seasons, construction noise monitoring and implementation of any
species specific mitigation plans in order to comply with the FESA, MBTA, Bald and Golden
Eagle Protection Act, State Fish and Game Code, and/or the ESL Regulations.

11.6 Hydrology/Water Quality
Runoff/Water Quality
Impact

Implementation of the proposed FPA is expected to result in an increase in runoff volumes and
_ peak flow rates for certain drainage basins which outlet into wetland vegetation communities
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located within the San Diego River and Alvarado Creek. Adherence to federal, state, and local
regulations would serve to reduce significant impacts to a degree, but cannot guarantee that all
future project-level impacts would be avoided or mitigated to below a level of significance.
Therefore, impacts associated with hydrology and water quality would be significant at the
program-level.

Mitigation Framework

Mitigation Measure HYD-1:

All future project-specific developments shall be reviewed by City staff for potential runoff
volumes and peak flow rate impacts (see City of San Diego Water Management and Disclosure
Ordinance). If City Staff determines that a future project specific development would potentially
result in runoff impacts, the preparation of a project-specific Hydrology Study and Water Quality
Technical Report will be required. The project-specific reports would identify specific mitigation
measures such as on-site detention basins or bioretention facilities that would need to be
implemented into the design and construction of the project.

Storm water improvements and water quality protection measures that shall be requlred for
future projects include: :

. Increasing onsite filtration;
o Preserving, restoring, or incorporating natural drainage systems into site design,;
. Directing concentrated flows away from MHPA and open space areas. If not

possible, drainage shall be directed into sediment basins, grassy swales, or
mechanical trapping devices prior to draining into the MHPA or open space areas;

. Reducing the amount of impervious surfaces through selection of materials, site
planning, and narrowing of street widths where possible;

o Increasing the use of vegetation in drainage design;

e Maintaining landscape design standards that minimize the use of pestlc1des and

herbicides; and

o To the extent practicable, avoiding development of areas particularly susceptible
to erosion and sediment loss.

. To accommodate vector control, any measure used to control runoff or protect

water quality shall ensure that it does not result in 0.5-inch or more of standlng
water for more than 96 hours.

San Diego Regional Water Quality Control Board and Municipal Code Compliance
o The requirements of the RWQCB for storm water quality are addressed by the
City in accordance with the City NPDES requirements and the partlc1pat10n in the
regional permit with the RWQCB.

o Prior to permit approval, the City shall ensure any impacts on receiving waters are
precluded or mitigated in accordance with the City of San Diego Stormwater
Regulations.

. In accordance with the City of San Dlego Stormwater Standards Manual,

development shall be designed to incorporate on-site storm water improvements
satisfactory to the City Engineer and shall be based on the adequacy of
downstream storm water conveyance.
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11.7 Historical Resources
Prehistoric/Historic Resources

Impact

Implementation of the proposed FPA would facilitate future development that has the potential
to significantly impact five parcels located within the proposed FPA area recommended for
future evaluation as containing potentially eligible historic resources in the City Register or
CRHR.

Mitigation Framework

Mitigation Measure HR-1:

Prior to issuance of any permit for a future development project , the City shall determine
whether any structure in excess of 45 years of age has potential hlstoncal significance. All
buildings on a parcel shall be evaluated together. The evaluation of historic architectural
resources shall be based on criteria such as: age, location, context, association with an 1mp0rtant
person or event, uniqueness, or structural integrity, as indicated in the Historic Resources
Guidelines.

Preferred mitigation for historic buildings or structures shall be to avoid the resource through
project redesign. If the resource cannot be entirely avoided, all prudent and feasible. measures to
minimize harm to the resource shall be taken. Depending upon project impacts, measures shall
include, but are not limited to:

oA Preparing a historic resource management plan;

: b Designing new construction which is compatible in size, scale, materials, color
and workmanship to the historic resource (such additions, whether portions of
existing buildings or additions to historic districts, shall be clearly distinguishable
from historic fabric);

5

c. Repairing damage according to the Secretary of the Interior’s Standards for
Rehabilitation;

d. Screening incompatible new construction from view through the use of berms,
walls, and landscaping in keeping with the historic penod and character of the
TESOUrce;

€. Shielding historic properties from noise generators through the use of sound
walls, double glazing, and air conditioning; and

f. Removing industrial pollution at the source of production.

Specific types of historical resource reports, outlined in Section III of the HRG, are required to
document the methods to be used to determine the presence or absence of historical resources, to
identify potential impacts from a proposed project, and to evaluate the significance of any
historical resources identified. If potentially significant impacts to an identified historical
resource are identified these reports will also recommend appropriate mitigation to reduce the
impacts to below a level of significance. If required, mitigation programs can also be included in
the report. ,

Religious/Sacred Uses and Human Remains
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Impact
Impacts to known resources and those not yet found and formally recorded could occur
anywhere within the FPA area. Potential impacts to historical resources associated with
construction of projects implemented in accordance with the FPA would be considered
significant.

Mitigation Framework
The Mitigation Framework for human remains would be the same as for archaeological
resources. Refer to the Mitigation Framework as outlined in Mitigation Measure HR-2, below.

- Archaeological Resources

Impact

Implementation of the proposed FPA has the potential to result in significant impacts to
unknown archaeological resources located within the proposed FPA area dunng pl‘O_]GCt-SpCClﬁC
construction activities.

Mitigation Framework

Mitigation Measure HR-2:

Prior to issuance of any permit that could directly affect an archaeological resource or resources
associated with prehistoric Native American activities, the City shall require the following steps .
be taken to determine: (1) the presence of archaeological resources and (2) the appropriate
mitigation for any significant resources that may be impacted by a development activity.

Initial Determination:

The environmental analyst shall determine the likelihood for the project site to contain historical
resources by reviewing site photographs and existing historic information (e.g., Archaeological
Sensitivity Maps, the Archaeological Map Book, and the California Historical Resources
Inventory System) and conducting a site visit. If there is any evidence that the site contains
archaeological resources, then an evaluation consistent with the City of San Diego’s Historical
Resources Guidelines shall be required. All individuals conducting any phase of the
archaeological evaluation program must meet professional quahﬁcatlons in accordance with the
City’s Historical Resources Guidelines.

Step 1:

Based on the results of the Initial Determination, if there is evidence that the site contains
archaeological resources, preparation of an evaluation report is required. The evaluation report
could generally include background research, a field survey, archaeological testing and analysis.
Before actual field reconnaissance would occur, background research is required that includes a
record search at the SCIC at San Diego State University and the San Diego Museum of Man. A
review of the Sacred Lands File maintained by the Native American Heritage Commission

'(NAHC) must also be conducted at this time. Information about existing archaeological
collections shall also be obtained from the San Diego Archaeological Center and any tribal
repositories or museums.
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Once the background research is complete, a field reconnaissance must be conducted by
individuals whose qualifications meet City standards. Consultants are encouraged to employ
innovative survey techniques when conducting enhanced reconnaissance, including, but not
limited to, remote sensing, ground penetrating radar, and other soil resistivity techniques as
determined on a case-by-case basis. Native American participation is required for field surveys
when there is likelihood that the project site contains prehistoric archaeological resources or
traditional cultural properties. If through background research and field surveys historical
resources are identified, then an evaluation of significance must be performed by a qualified
archaeologist.

Step 2:

Once a resource has been identified, a significance determination must be made. It should be
noted that tribal representatives and/or Native American monitors must be involved in making
recommendations regarding the significance of prehistoric archaeological sites during this phase
of the process. The testing program may require reevaluation of the proposed project in
consultation with the Native American representatives, which could result in a combination of
project redesign to avoid and/or preserve significant resources, as well as mitigation in the form
of data recovery and monitoring (as recommended by the qualified archaeologist and Native
American representative). An archaeological testing program will be required, which includes
evaluating the horizontal and vertical dimensions of a site, the chronological placement, site
function, artifact/ecofact density and variability, presence/absence of subsurface features, and
research potential. A thorough discussion of testing methodologies, including surface and
subsurface investigations, can be found in the City of San Diego’s Historical Resources
Guidelines.

The results from the testing program will be evaluated against the Significance Thresholds found
in the Historical Resources Guidelines and in accordance with the provisions outlined in Section
15064.5 of the State CEQA Guidelines. If significant historical resources are identified within
the project’s Area of Potential Effect (APE), the site may be eligible for local designation. At this
time, the final testing report must be submitted to Historical Resources Board staff for eligibility
determination and possible designation. An agreement on the appropriate form of mitigation is
required prior to distribution of a draft environmental document. If no si ignificant resources are
found, and site conditions are such that there is no potential for further discoveries, then no
further action is required. Resources found to be non-significant as a result of a survey and/or
assessment will require no further work beyond documentation of the resources on the
appropriate DPR site forms and inclusion of results in the survey and/or assessment report. If no
significant resources are found, but results of the initial evaluation and testing phase indicates
there is still a potential for resources to be present in portions of the property that could not be
tested, then mitigation monitoring is required.

Step 3:
Preferred mitigation for archaeological resources is to avoid the resource through project

redesign. If the resource cannot be entirely avoided, all prudent and feasible measures to
minimize harm shall be taken. For archaeological resources where preservation is not an option,
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. a Research Design and Data Recovery Program (RDDRP) is required or is required to follow
alternate treatment recommendations by the Most Likely Descendant (MLD), which includes a
Collections Management Plan for review and approval. The data recovery program shall be
based on a written research design and is subject to the provisions as outlined in CEQA Section
21083.2. If the archaeological site is an historical resource, then the limits on mitigation provided
under CEQA Section 21083.2 shall not apply, and treatment in accordance with CEQA
Guidelines Section 15162.4 and 21084.1 is required. The data recovery program must be
reviewed and approved by the City’s Environmental Analyst prior to draft CEQA document
distribution. Archaeological monitoring shall be required during building demolition and/or
construction grading when significant resources are known or suspected to be present on a site,
but cannot be recovered prior to grading due to obstructions such as, but not limited to, existing
development or dense vegetation.

A Native American observer must be retained for all subsurface investigations, including
geotechnical testing and other ground disturbing activities, whenever a Native American
Traditional Cultural Property (TCP) or any archaeological site located on City property or within
the APE of a City project would be impacted. In the event that human remains are encountered
during data recovery and/or a monitoring program, the provisions of Public Resources Code
Section 5097 must be followed. These provisions would be outlined in the MMRP included in
the environmental document. The Native American monitor shall be consulted during the
preparation of the written report, at which time they may express concerns about the treatment of
sensitive resources. If the Native American community requests participation of an observer for
subsurface investigations on private property, the request shall be honored.

Step 4:

Archaeological Resource Management reports shall be prepared in conformance with the
California Office of Historic Preservation (OHP) “Archaeological Resource Management
Reports (ARMR): Recommended Contents and Format” (see Appendix C of the Historical
Resources Guidelines), which will be used by Environmental Analysis Section staff in the review
of archaeological resource reports. Consultants must ensure that archaeological resource reports
are prepared consistent with this checklist. This requirement will standardize the content and
format of all archaeological technical reports submitted to the City. A confidential appendix must
be submitted (under separate cover) along with historical resources ‘reports for archaeological
sites and TCPs containing the confidential resource maps and records search information
gathered during the background study. In addition, a Collections Management Plan shall be
prepared for projects that result in a substantial collection of artifacts and must address the
management and research goals of the project and the types of materials to be collected and
curated based on a sampling strategy that is acceptable to the City of San Diego. Appendix D
(Historical Resources Report Form) shall be used when no archaeological resources were
identified within the project boundaries.

Step 5:

For all Archaeological Resources: All cultural materials, including original maps, field notes,
non-burial related artifacts, catalog information, and final reports recovered during public and/or
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private development projects must be permanently curated with an appropriate institution, one
which has the proper facilities and staffing for insuring research access to the collections
consistent with state and federal standards. In the event that a prehistoric and/or historic deposit
1s encountered during construction monitoring, a Collections Management Plan would be
required in accordance with the project MMRP. The disposition of human remains and burial
related artifacts that cannot be avoided or are inadvertently discovered is governed by state (i.e.,
AB 2641 and California Native American Graves Protection and Repatriation Act of 2001) and
federal (i.e., Native American Graves Protection and Repatriation Act) law, and must be treated
in a dignified and culturally appropriate manner with respect for the deceased individual(s) and
their descendants. Any human bones and associated grave goods of Native American origin shall
be turned over to the appropriate Native American group for repatriation.

Arrangements for long-term curation must be established between the applicant/property owner
and the consultant prior to the initiation of the field reconnaissance, and must be included in the
archaeological survey, testing, and/or data recovery report submitted to the City for review and
approval. Curation must be accomplished in accordance with the California State Historic
Resources Commission’s Guidelines for the Curation of Archaeological Collections (dated May
7, 1993) and, if federal funding is involved, 36CFR79 of the Federal Register. Additional
information regarding curation is provided in Section II of the Historical Resources Guidelines.

11.8  Geologic Conditions
Geologic Hazards

Impact

The FPA area contains geologic conditions that would pose significant risks for future
development if not properly addressed at the project-level. Unstable conditions relating to strong
seismic shaking, landslides, shallow groundwater, liquefaction, and seismically induced
settlement represent a potentially significant impact for future development. '

Mitigation Framework

Mitigation Measure GC-1:

Impacts associated with geologic hazards shall be mitigated at the project-level through
adherence to the City’s Seismic Safety Study and recommendations of a site-specific
geotechnical report prepared in accordance with the City’s Geotechnical Report Guidelines.
Impacts shall also be avoided or reduced through engineering design that meets or exceeds
adherence to the City’s Municipal Code and the California Building Code.

11.9 Health and Safety
Wildfire Hazards
Impact

Existing policies and regulations would help reduce, but not completely abate, the potential risks
of wildland fires.
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Mitigation Framework

Mitigation Measure HS-1:

Future projects are required to incorporate sustainable development and other measures in
accordance with the Land Development Code - Landscape Standards which are intended to
reduce the risk of wildfires. In addition, all future projects shall be reviewed for compliance with
the 2010 California Fire Code, Section 145.0701 through 145.0711 of the LDC, and Chapter 7 of
the California Building Code.

Impact

Future development activities within the proposed FPA area have the potential to be located on a
site with potentially contaminated soil and/or groundwater that may have been impacted by
releases of hazardous materials or petroleum products from surficial spills, subsurface releases
from USTs, or other sources. Excavation of potentially contaminated soil may expose people to
hazardous materials/waste and/or toxic substances.

Mitigation Framework

Mitigation Measure HS-2:

Property-specific due diligence processes shall be conducted by qualified environmental
professionals, in accordance with applicable guidelines and regulations, on specific properties
within the proposed FPA area prior to property transactions and/or future development. Phase 1
Environmental Site Assessments (ESAs) shall be conducted by qualified environmental
professionals in accordance with the standard of care at that time (currently the American
Society for Testing and Materials Standard Practice E1527-13) and applicable regulations
(currently the EPA 40 Code of Federal Regulations §312 titled “Standards and Practices for All
Appropriate Inquiries™).

Mitigation Measure HS-3:

For properties within the proposed FPA area with suspected or documented soil and/or
groundwater contamination or other potential environmental concerns, further evaluation, such
as Phase II ESAs and/or remediation activities, shall be conducted prior to or during future
development activities by appropriately certified and/or registered professionals in accordance
with a work plan that is approved by the regulatory agency having oversight of the activities.
Results of previous assessment activities for a property (e.g., previous Phase Il ESAs, UST
removal sampling data), if any, shall be evaluated by certified and/or registered professionals
prior to future development activities.

Mitigation Measure HS-4:

The “case closure” regulatory status shall be reevaluated prior to future development activities
by a qualified environmental professional in conjunction with the regulatory agency having
oversight of the activities for unauthorized release properties when a site use change is part of the
planned future development (e.g., from industrial to residential use).
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Mitigation Measure HS-5:

For properties with documented or suspected impacts to soil and/or groundwater, appropriate
worker and community health and safety measures shall be implemented by the contractor, under
the oversight of a qualified environmental professional, during soil/groundwater disturbance
activities (e.g., dust control, air monitoring, stockpile management).

Mitigation Measure HS-6:"

It is possible that contaminated soil and/or groundwater, not identified during the technical study,
may be present within the proposed FPA area (e.g., lead in shallow soil, burn pits). For this
reason, the following precautions shall be observed during excavation activities associated with
the improvements conducted during future development:

* . Pre-project activities (e.g., planning or early design) shall include site-specific
environmental evaluation to address hazardous materials concerns related to
worker and community health and safety, waste generation and disposal, and
regulatory requirements.

. Caution shall be taken during excavation activities near the facilities associated
with unauthorized releases, because of the potential for encountering documented
and undocumented releases of contaminants and hazardous materials or wastes
that may have occurred within or adjacent to these sites. Excavation and/or soil
monitoring shall be conducted by professionals trained in the identification and
management of hazardous materials or wastes, such as contaminated soil or

groundwater.

e Appropriate references to the potential to encounter contaminated soil or
groundwater shall be included in construction specifications.

T e A Site Health and Safety Plan shall be prepared and implemented prior to

initiation of construction activities within the boundaries of the proposed FPA
area to reduce potential health and safety hazards to workers and the public.

Mitigation Measure HS-7:

Soil generated during construction activities for future development (e.g., subsurface excavation,
grading) at contaminated properties may require chemical characterization (e.g., analytical
testing) by a qualified environmental professional prior to reuse, export, or disposal.

Mitigation Measure HS-8:

Further assessment.is recommended to be performed by a qualified environmental professional if
discolored soil or other potential environmental issues are encountered in the proposed FPA area
during construction/future development activities. If contamination is discovered, regulatory
agencies may require additional environmental investigation and/or mitigation to be conducted
by the property owner, particularly if there is the potential to affect public health, safety, and/or
the environment.

Mitigation Measure HS-9:

Future development of impacted or potentially impacted propert1es involving soil excavation,
grading, or other subsurface disturbance shall include implementation of a soil and groundwater
management plan to address the possibility of encountering localized areas of potential
environmental concern. The plan shall be prepared by a qualified environmental consultant and
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shall be implemented during soil/groundwater disturbance activities under the oversight of an
environmental professional on behalf of the property owner/developer. The plan shall address
monitoring of excavated soil, community and worker health and safety, and soil and groundwater
handling, stockpiling, characterization, on-site reuse, export, and disposal protocols. Appropriate
references to the potential to encounter contaminated soils and/or groundwater shall be included
in construction specifications and bid documents so that the contractor can consider various
factors (e.g., groundwater pumping rates, soil disposal) in their work.

Mitigation Measure HS-10:

Groundwater at certain locations within the proposed FPA area has been documented as being
impacted. Based on evidence of shallow groundwater depths (i.e., as shallow as 9 feet below
adjacent ground surface) at some locations, if dewatering activities are planned for construction
or other proposed improvements, they may be subject to increased disposal costs or other
environmental surcharges (e.g., permitting) as a result of the presence of contaminated
groundwater. A discharge permit will likely be required for dewatering, and water may need to
be characterized by a qualified environmental consultant and/or treated prior to discharge. The
RWQCB and/or agency providing oversight of wastewater discharge shall be contacted by a
qualified environmental consultant in conjunction with the contractor and/or property owner for
guidance on the requirements for discharge of dewatering effluent, prior to initiation of
construction activities. The groundwater management plan mentioned in the previous bullet shall
be implemented by a contractor during construction activities if groundwater is expected to be
encountered.

Mitigation Measure HS-11:

Prior to renovation or demolition of structures, surveys shall be conducted for the presence of
hazardous building materials such as asbestos-containing materials, lead-containing surfaces, and
other materjals falling under UWR requirements. The surveys shall be conducted by California
Department of Public Health Certified Lead Inspector/Assessors and California Division of
Occupational Safety and Health Certified Asbestos Consultants in accordance with applicable
local, state, and federal guidelines and regulations. Prior to renovation or demolition of
buildings, appropriate abatement measures shall be implemented by a licensed abatement
contractor using trained and certified workers and supervisors.

Mitigation Measure HS-12:

For sites where structures are to be demolished, especially structures built in the 1970s or earher
" analyze surface and shallow soils for lead and termiticides prior to demolition or soil dlsturbance

(e.g., grading).

11.10 Public Utilities
Solid Waste

Impact
The proposed FPA has the potential to have a cumulative impact on solid waste facilities.

Mitigation Framework
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Mitigation Measure PU-1:

Pursuant to the City’s Significance Determination Thresholds, future subsequent development
projects (including construction, demolition, and /or renovation) that would generate 60 tons or
more of solid waste shall be required to prepare a Waste Management Plan (WMP). The WMP
shall be prepared by the applicant, conceptually approved by the Environmental Services
Department and discussed in the environmental document. The WMP shall be implemented by
the applicant and address the demolition, construction, and occupancy phases of the project as
applicable to include the following:

a.

b.

o Ao

02

A timeline for each of the three main phases of the project (demolition,
construction, and occupancy). A

Tons. of waste anticipated to be generated (demolition, construction, and
occupancy). '

Type of waste to be generated (demolition, construction, and occupancy).
Describe how the project will reduce the generation of C&D debris.

Describe how the C&D materials will be reused on-site.

Include the name and location of recycling, reuse, and landfill facilities where
recyclables and waste will be taken if not reused on-site.

Describe how the C&D waste will be source separated if a mixed C&D facility is
not used for recycling.

Describe how the waste reduction and recycling goals will be communicated to
subcontractors.

Describe how a “buy recycled” program for green construction products,
including mulch and compost, will be incorporated into the project.

Describe how the Refuse and Recyclable Materials Storage Regulations (LDC
Chapter 14, Article 2 Division 8) will be incorporated into design of building's
waste storage area.

Describe how compliance with the Recycling Ordinance (Municipal Code
Chapter 6, Article 6, Division 7) will be incorporated in the operational phase.
Describe any International Standards of Operation 1, or other certification, if any.
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FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS

| INTRODUCTION

The following Findings are made for the Grantville Focused Pian Amendment
(hereinafter referred to as the "Project”). The environmental effects of the Project are
addressed in the Final Environmentai Impact Report (“FEIR”) dated May 2015 (State
Clearinghouse No. 2013111017}, which is incorporated by reference herein.

The California Environmental Quality Act (CEQA) (Pub. Res. Code §§ 21000, ef seq.) and
the State CEQA Guidelines (Guidelines) {14 Cal. Code Regs §§ 15000, et seq.) -
promulgated thereunder, require that the environmental impacts of a proposed project
be examined before a project is approved. In addition, once significant impacts have
been identified, CEQA and the CEQA Guidelines require that certain findings be made
before project approval. It is the exclusive discretion of the decision maker certifying the
EIR to determine the adequacy of the proposed candidate findings. Specifically,
regarding findings, Guidelines Section 15091 provides:

(a) No public agency shall approve or carry out a project for which an EIR has
been certified which identifies one or more significant environmental effects
of the project unless the public agency makes one or more written findings
for each of those significant effects, accompanied by a brief explanation of
the rationale for each finding. The possible findings are:

1. Changes or alterations have been required in, or incorporated into,
the project which avoid or substantially lessen the significant
environmental effect as identified in the Final EIR.

2. Such changes or alterations are within the responsibility and jurisdiction
of another public agency and not the agency making the finding.
Such changes have been adopted by such other agency or can and
should be adopted by such other agency. ' '

3. Specific economic, legal, social, technological, or other
considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible
the mitigation measures or project alternatives identified in the final
ER. - ’

(b) The findings required by subdivision (a) shall be supported by substantial
evidence in the record.

(c) The finding in subdivision {a)(2) shall not be made if the agency making the
finding has concurrent jurisdiction with another agency to deal with identified
feasible mitigation measures or alternatives. The finding in subdivision {a)(3)
shall describe the specific reasons for rejecting identified mitigation measures
and project alternatives.
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FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS

(d) ~ When making the findings required in subdivision (a)(1), the agency shall also
adopt a program for reporting on or monitoring the changes which it has
either required in the project or made a condition of approval to avoid or
substantially lessen significant environmental effects. These measures must be
fully enforceable through permit conditions, agreements, or other measures.

(e) The public agency shall specify the location and custodian of the documents
or other materials which constitute the record of the proceedings upon which
its decision is based.

(f) A statement made pursuant to Section 15093 does not substitute for the
findings required by this section.

These requirements also exist in Sec’rio!n 21081 of the CEQA statute. The “changes or

alterations” referred fo in Section 15091 (a){1} above, that are required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effects of the project, may include a wide variety of measures or actions
as set forth in Guidelines Section 15370, including:

(a) Avoiding the impact altogether by not taking a certain action or parts of an
action.

(b) Minimizing impacts by limiting the degree or magnitude of the action and its
implementation. '

(c) Rectifying the impact by repairing, rehabilitating, or restoring the impacted
~ environment.
(d) Reducing or eliminating the impact over time by preservation and
maintenance operations during the life of the action. '
(e) Compensating for the impact by replacing or providing substitute resources

or environmentfs.

Should significant and unavoidable impacts remain after changes or alterations are
‘applied fo the project, a Statement of Overriding Considerations must be prepared. The
statement provides the lead agency's views on whether the benefits of a project
outweigh its unavoidable adverse environmental effects. Regarding a Statement of
Overriding Considerations, Guidelines Section 15093 provides:

(a) CEQA requires the decision-making agency to balance, as applicable, the
economic, legal, social, technological, or other benefits, including region- wide
or statewide environmental benefits, of a proposed project against its
unavoidable environmental risks when determining whether to approve the
project. If the specific economic, legal, social, technological, or other benefits,
including region-wide or statewide environmental benefits, of a proposed
project outweigh the unavoidable adverse environmental effects, the adverse
environmental effects may be considered “acceptable.”
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FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS T

(b) When the lead agency approves a project which will result in the occurrence of
significant effects which are identified in the final EIR but are not avoided or
substantially lessened, the agency shall state in writing the specific reasons to
support its action based on thé final EIR and/or other information in the record.
The statement of overriding considerations shall be supported by substantial
evidence in the record.

(c) If an agency makes a statement of overriding considerations, the statement
should be included in the record of the project approval and should be
mentioned in the notice of determination. This statement does not substitute for,
and shall be in addition to, findings required pursuant to Section 15091.

Having received, reviewed and considered the Final Environmental Impact Report for
the Grantville Focused Plan Amendment Project, State Clearinghouse No. 2013111017
(FEIR), as well as all other information in the record of proceedings on this matter, the
following Findings of Fact (Findings) are made by the City of San Diego (City) in its
capacity as the CEQA Lead Agency. These Findings set forth the environmental basis
for current and subsequent discretionary actions to be undertaken by the City and
responsible agencies for the implementation of the project.

I PROJECT SUMMARY

Il.I  Project Location

The proposed Grantville Focused Plan Amendment (FPA) area is located within the
Navajo Community Plan area in the City of San Diego and in the County of San Diego.
The proposed FPA incorporates an approximately 280-acre area comprised of
commercial, office, industrial, public facility, park and open space uses located
immediately north of Interstate 8 along both sides of Fairmount Avenue, Friars Road and
Mission Gorge Road north to Zion Avenue, and including several parcels north of Zion
Avenue.

LIl Project Background

The City of San Diego has adopted community plans that provide land use
development guidelines for property within each community. The proposed FPA area is
located within the Navajo Community Planning Area which was adopted in 1982 with
subsequent amendments. The Navajo Community Plan is approximately 8,000 acres
located in the easterly portion of the City of San Diego. It includes the community areas
of Allied Gardens, Del Cerro, Grantville and San Carlos. It is bounded on the north by
Mission Gorge, on the east by the cities of El Cajon and La Mesa, on the south by
Highway 8 and on the west by the San Diego River channel. The proposed elements of
the amendment are discussed below, future development activities within the
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proposed FPA would be required to comply with the Navajo Community Plan,
Community Plan Amendment, and the City's Land Development Code.

ILIII Project Description and Purpose

The proposed FPA consists of four components: (1) a Community Plan Amendment
(CPA) to the Navajo Community Plan; (2) including an amendment to the Community
Plan Implementation Overlay Zone (CPIOZ) in the Navajo Community Plan; (3) the
processing of rezones to implement the plan amendment; and, (4) an update to the
Public Facilities Financing Plan (PFFP) for the Navajo planning area. The proposed FPA
and rezones would infroduce mixed-use residential and commercial development to
the Grantville neighborhood, which is currently comprised of predominately industrial
and commercial uses. The proposed FPA will set out the long-range vision and
comprehensive policy framework for how Grantville could develop over the next 20 to
30 years. The proposed FPA will provide policy direction for future development and
has been guided by the citywide policy direction contained in the City of San Diego
General Plan (2008).

The following primary objectives support the purpose of the project, assist the Lead
Agency in developing a reasonable range of alternatives 1o be evaluated in the EIR,
and ultimately aid decision-makers in preparing findings and overriding considerations,
if necessary.

e Promote planning, redesign, and development of areas which are underutilized;

e Promote Transit Oriented Development within walking distance 1o the Grantville
Trolley Station, with a mix of residential, commercial, and industrial uses that
would be designed for the pedestrians without excluding automobiles;

e Promote a multi-modal transportation strategy including walkable and bicycle-
friendly streets, accessible and enhanced transit options, and comprehensive
parking strategies throughout the community; :

e Provide more market-rate and affordable housing opportunities consistent with a
land use pattern that promotes infill development and socioeconomic equity;

e Provide an incentive for development within the Grantville Community Plan
Implementation Overlay Zone (CPIOZ) by streamlining the permit processing
requirements in order to ensure a'less costly and time-intensive process;

e Allow for the ability to reduce vehicle miles traveled and reduce associated air
pollution and GHG emissions;

e Conserve resource lands and open space; and,

o Facilitate implementation of the San Diego River Park Master Plan.
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Il SUMMARY OF IMPACTS

As described in Section 3.0 of the FEIR, the proposed FPA is an amendment to the
current adopted 1982 Navajo Community Plan. The proposed FPA is also a component
of thé City's General Plan as it expresses the General Plan policies in the proposed FPA
area through the provision of more site-specific recommendations that implement
goals and policies contained within the 10 elements of the General Plan. As such, the
proposed FPA sets forth procedures for implementation and provides goals and policies
for future development within the portion of the proposed FPA area under the City’s
jurisdiction.

Controls on development and use of public and private property including zoning,
design controls, and implementation of transportation improvements are included as
part of the plan implementation program.

The FEIR concludes that the proposed FPA will have no potentially significant impacts
and require no mitigation measures with respect to the following issues:

e Laond Use
o General Plan Land Use Consistency (except Noise)
o Navajo Community Plan Consistency
o Land Development Code
o - Environmental Plan Consistency (MSCP Specific Management Directives for
Grantville) :
o San Diego River Park Master Plan

e Transportation/Circulation
o Traffic Hozards
o Alternative Transportation

e Air Quality
o Regional Air Quality Strategy Consistency
o Sensitive Receptors
o Odors

e Greenhouse Gas Emissions
o Consistency with Adopted Plans, Policies, and Regulations
o Cumulative GHG Emissions

e Hydrology
o Drainage Patterns
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L
U

Potentially significant impacts of the proposed FPA will be mitigated o below a level of

significance with respect to the following issues:

e lLand Use
o MHPA / Land Use Adjacency Guidelines
o Environmentally Sensitive Lands Regulations

¢ Transportation/Circulation
o Traffic generation

e Air Quality
o Air Quality Standards

- - o Biological Resources

Sensitive Flora and Fauna
Sensitive Habitats

Wildlife Corridors/Migratory Wildlife

Invasive Species

O O O 0O 0O O

water bodies.

e Hydrology
o Runoff

e Water Quality
o Pollutant Discharge

¢ Historical Resources
o Prehistoric/Historical Sites
o Religious or Sacred Uses and Human Remains
o Archaeological Resources

e Geology and Soils
o Geologic Stability

e Health and Safety
o Wildland Fire Hazards
o Hazardous Waste Exposure to Schools
o Government Lists of Hazardous Materials Sites
o Toxic Substances Exposure '

e Public Utilities
o Utilities Systems

Habitat Conservation Plans/MHPA Land Use Adjacency Guidelines

Discharging into receiving waters with Environmentally Sensitive Lands or
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No feasible mitigation measures are available to reduce impacts to below a level of
significance for the following issues:

e land Use
o General Plan Land Use Consistency: Noise Element
o Noise Compatibility

. o Transportation/Circulation
o Traffic Load and Capacity
o Freeway Segments/Ramps

e Air Quality
o Cumulative Air Pollutant Emissions
o Particulate Matter

o Noise
o Exposure of Noise-Sensitive Land Uses
o Ambient Noise Level Increase

IVFINDINGS REGARDING SIGNIFICANT IMPACTS

IV.I Findings Regarding Impacts That Will be Mitigated to Below a
Level of Significance (CEQA §21081(a)(1) and CEQA Guidelines
§15091(a)(1)

The City, having independently reviewed and considered the information contained in
the FEIR and the public record for the project, finds, pursuant to Public Resource Code
§21081(a)(1} and State CEQA Guidelines §15091(a)(1). that changes or alterations have
been required in, or incorporated into, the Project which would mitigate or avoid the
significant effects on the environment related to:

e Land Use (Issues 3 and 4)
e Transportation (Issue 2)
o Air Quality (Issue 2) .
e Biological Resources (Issues 1-7)
e Hydrology (lssue 1)
o Water Quality (Issue 1)
» Historical Resources (Issues 1-3)
¢ Geology and Soils (Issue 3)
e Health and Safety Hazards (Issues 1, 2, 4, and 5)
e Public Utilities (lssue 1)
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IV.LI - Land Use (MHPA / Land Use Adjacency Guidelines - Edge Effects)
IV.LLI Significant Effect

Implementation of the FPA would introduce land uses adjacent to the MHPA, which
would potentially result in a significant impact at the program-level.

IV.LLII Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance.
by compliance with the City of San Diego MSCP Subarea Plan and its implementing '
regulations and the implementation of the mitigation measures LU-1 identified in
Secftion 5.1.7 of the FEIR. Implementation of this mitigation framework would require
that all subsequent development projects implemented in accordance with the FPA
which are adjacent to the MHPA shall comply with the Land Use Adjacency Guidelines
of the MSCP in terms of land use, drainage, access, toxic substances in runoff, lighfing,
noise, invasive plant species, grading, and brush management requirements.

Mitigation measures include, but are not limited to: sufficient buffers and design

~ features, barriers (rocks, boulders, signage, fencing, and appropriate vegetation) where
necessary, lighting directed away from the MHPA, and berms or walls adjacent to
commercial or industrial areas and any other use that may introduce construction noise
or noise from future development that could impact or interfere with wildlife utilization
of the MHPA. The biologist for each proposed project would identify specific mitigation
measures needed to reduce impacts to below a level of significance. Subsequent
environmental review would be required to determine the significance of impacts
related to compliance with the Land Use Adjacency Guidelines of the MSCP Subarea
Plan (SAP). Prior to approval of any subsequent development project in an area
adjacent to the MHPA, the City of San Diego shall identify specific conditions of
approval in order to avoid or to reduce potential impacts to adjacent the MHPA,

IV.LLIN Rationale and Conclusion

The Mitigation framework assures that future projects adjacent to the MHPA comply
with the Land Use Adjacency Guidelines of the MSCP in terms of land use, drainage,
access, toxic substances in runoff, lighting, noise, invasive plant species, grading, and
brush management requirements. This mitigation framework would reduce potentially
significant land use (regulatory compliance) impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.
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IV.LII Land Use (Regdlation Consistency - Conflict with Plans for Biological
Resources)
IV.LILI Significant Effect

A potentially significant impact could result from a conflict with the purpose and intent
of the City's MSCP Subarea Plan, and the Biology Guidelines/Environmentally Sensitive
Lands (ESL) regulations. Given the presence of biological resources within and adjacent
to the FPA areaq, implementation of the FPA has the potential to result in significant
impacts to biological resources.

IV.LILH Facts in Support of Finding

Future development located within or adjacent to MHPA lands would be required to
comply with the applicable provisions of the City's MSCP Subarea Plan. For parcels
partially constrained by the MHPA, biological impacts would require mitigation at the
ratios set forth in Table 5.1-7 in the FEIR. In addition, implementation of the Mitigation
Framework as detailed in Mitigation Measures LU-1 in Section 5.1.7 of the FEIR would
ensure that any potential impacts fo the City's MSCP plan area that may result from
future development projects would be reduced to a less than significant level.

IV.LILIIIL  Rationale and Conclusion

Mitigation framework LU-1 assures that future development project types that are
consistent with the FPA, base zone regulations, and.the supplemental regulations for
CPIOZ Type A and can demonstrate that there are no biological resources present on
the project site can be processed ministerially and would not be subject to further
environmental review under CEQA. Development proposals that do not comply with
the CPIOZ Type A supplemental regulations shall be subject to discretionary review in
accordance with CPIOZ Type B and the Mitigation Framework LU-1.This mitigation
framework would reduce potentially significant land use (regulatory compliance)
impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LIII  Transportation (Traffic Generation)
IV.LIILI Significant Effect

Implementation of the FPA has the potential to generate additional traffic such that
traffic levels would exceed specific community plan allocations.
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IV.LIILII  Facts in Support of Finding

The proposed FPA would be a mixed use transit oriented development (TOD) project
that aims to reduce vehicle trips and promote all which is achieved with the support of
the existing Grantville Trolley Station. The proposed FPA transportation improvements
identified in this study are consistent with the current Navajo Community Plan and the
Navajo Public Financing Plan (2013).

As discussed in 5.2.3.1 of the FPA, as based on the calculated frip generation in
accordance to the City of San Diego Trip Generation Manual (May 2003), the proposed
FPA is calculated to generate approximately 27,360 new ADT with the reduction of 400
inbound frips and the addition of 2,573 outbound trips during the AM peak hour and
the addition of 2,201 inbound trips and the reduction of 53 outbound trips during the PM
peak hour. Implementation of the proposed FPA would increase density and ultimately
result in a significant increase in traffic within the proposed FPA area.

Mitigation measures T-23 through T-26 are included to ensure future development
adheres to the proposed FPA’s goais. Therefore, with the approval of the amendment
to the Navajo Community Plan, and the implementation of Mitigation Measure T-23
through T-26, fraffic generation impacts related to the implementation of the proposed
FPA would be reduced to a level less than significant.

IV.LIILII  Rationale and Conclusion

Development projects that comply with the supplemental regulations for CPIOZ-Type A
and the regulations of the underlying zone, and can provide documentation from a
California Registered Traffic Engineer stating that the proposed project’s traffic volumes
are based on the City's frip generation rates and meet one of the criteria found in SDR
1, can be processed ministerially and would not be subject to further environmental
review under CEQA. Development proposals that do not comply with the CPIOZ Type A
supplemental regulations and do not meet one of the criteria found in SDR 1 shall be
subject to discretionary review in accordance with CPIOZ-Type B and the Mitigation
Framework as detailed in T-23 through T-26.

T-23 through T-26 would require that Pedestrian Circulation Improvements, Bicycle

Circulation Improvements Transit and Transportation Demand Management
improvements be implemented in accordance with future development within the FPA
area. This mitigation framework would reduce potentially significant impacts for
additional traffic generation to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP. ‘
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IV.LIV . Air Quality (Air Quality Standards)
IV.LIV.I  Significant Effect

Future demolition, grdding, and construction activities of future development projects
allowed under the proposed FPA would generate temporary air pollutant emissions.
These emissions could result in a violation of air quality standards or contribute
substantially to an existing or projected air quality violation. Potential impacts to air
qudlity standards associated with construction of projects implemented in accordance
with the FPA would be significant.

|V.I.IV.II Facts in Support of Finding

Per the Mitigation Framework for Air Quality Impacts, future development projects
within the proposed FPA area would be required to demonstrate compliance with
SDAPCD regulations and associated BMPs related to potential construction emissions.
In addition, compliance with SDMC Section 142.0710 would reduce the potential for
pollutants to affect nearby sensitive receptors. With adherence to the Mitigation
Framework as detailed in Mitigation Measure AQ-1, in Section 5.3.4.3 of the FEIR, the
implementation of the FPA would not result in the exceedance of air quality standards.
Therefore the impact to air guality standards would be less than significant.

IV.LIV.III Rationale and Conclusion

The Mitigation framework assures that future projects adhere to the SDAPCD regulations
and comply with the SDMC and implementation of AQ-1. This mitigation framework
would reduce potentially significant air quality standards impacts to below a level of
significance. '

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LV  Biological Resources (Sensitive Flora or Fauna)
IV.LV.l  Significant Effect

Implementation of the FPA has the potential to impact sensitive plants and animals
directly through the loss of habitat or indirectly by placing development adjacent to
the MHPA.

IV.LV.Il  Facts in Support of Finding

All impacts to sensitive biological resources shall be avoided to the maximum extent
practicable and minimized when avoidance is not possible. For future development
projects that are consistent with the FPA, base zone regulations, and the supplemental
regulations for CPIOZ Type A and can demonstrate that no biological resources are
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present, the project can be processed ministerially and would not be subject to further
environmental review under CEQA.

Future development which does not comply with CPIOZ Type A shall be subject fo
review in accordance with CPIOZ Type B and shall implement the biological resources
mitigation framework detailed in Section 5.6 of the FEIR and discussed further below.
Where impacts are not avoidable or cannot be minimized through project design, site-
specific mitigation shall be required to reduce significant impacts to below a level of
significance. Mitigation measures typically employed include resource avoidance,
restoration, or creation of habitat, dedication, or acquisition of habitat, or payment into
the City of San Diego’s Habitat Acquisition Fund or other City-approved mitigation
bank.

Mitigation framework BR-1and BR-2 for impacts to sensitive plants and animals would
require that site-specific biological resources surveys be conducted in accordance with
City of San Diego Biology Guidelines (2012), and mitigation for impacts to sensitive
upland habitats shall occur in accordance with the MSCP mitigation ratios as specified
within the City’'s Biology Guidelines (City of San Diego 2012aj).

Specific measures necessary for reducing potential construction-related noise impacts
to the coastal California gnatcatcher, least Bell's vireo, and the cactus wren are further
detailed in mitigation framework BR-1 and BR-2, detailed in Section 5.6.9.1 of the FEIR.

Potentidlly significant impacts to wetlands would be mitigated through implementation
of the Mitigation Framework found in BR-4, detailed in Section 5.4.9.1 of the FEIR.

Potentially significant impacts to sensitive plants and animals would be mitigated to
below a level of significance with implementation of the mitigation frameworks in BR-1
to BR-4 and LU-1 identified in Sections 5.1 and 5.6 of the FEIR. Mitigation measures for
sensitive biological resources would be determined and implemented at the project-
level. Adherence to the recommendations in mitigation framework BR-1 to BR-4 and LU-
1 would reduce impacts to sensitive biological resources.

IV.LV.Il Rationale and Conclusion

Mitigation frameworks BR-1 - BR-4 and LU-1 together would assure that future
development implemented in accordance with the FPA would be able to mitigate
impacts to sensitive plant and animal species. This mitigation framework would reduce
potfentially significant impacts to biological resources to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP. :
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IV.LVI Biological Resources (Migratory Wildlife)
IV.LVLI  Significant Effect

Future development, including construction or extension of FPA roadways, utility lines,
and/or temporary construction activities, has the potential to interfere with nesting,
reduce foraging habitat, and obstruct wildlife movement as a result of noise,
construction activities, habitat loss and/or fragmentation. Direct or indirect impacts to
migratory wildlife nesting, foraging, and movement would be significant.

IV.LVLLIl  Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance
with implementation of the mitigation framework BR-5 under Section 5.6.9.1 of the FEIR.
Implementation of mitigation framework BR-5 would require identification of site-
specific mitigation for future projects to reduce potentially significant impacts that
would interfere with the nesting, foraging, or movement of wildlife species within the
FPA areaq, prepared in accordance with City of San Diego Biology Guidelines as further
detailed in BR-2 during the discretionary review process.

IV.LVLIIl Rationale and Conclusion

Mitigation Framework BR-5 would assure that future development implemented in
accordance with the FPA would be able to mitigate impacts to migratory wildlife. This
mitigation framework would reduce potentially significant impacts to biological
resources (migratory wildlife) to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
intfo the FPA's MMRP.

IV.LVIl Biological Resources (Sensitive Habitats)
IV.LVILI  Significant Effect

Impacts to Tier I, II, 1A, and llIB habitats through implementation of the FPA would be
significant. These sensitive habitats include: maritime succulent scrub, native grassiand,
Diegan coastal sage scrub, southern mixed chaparral, non-native grassland, and
riparian scrub.

IV.LVILIl  Facts in Support of Finding

Allimpacts to sensitive biological habitats shall be avoided to the maximum extent
practicable and minimized when avoidance is not possible. For future projects that are
consistent with the FPA, base zone regulations, and the supplemental regulations for
CPIOZ Type A, and can demonstrate that no biological resources are present; the
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project can be processed ministerially and would not be subject to further
environmental review under CEQA.

Future development that does not comply with CPIOZ Type A shall be subject to review
in accordance with CPIOZ Type B and shall implement the biological resources
mitigation framework detailed in Section 5.6 of the FEIR. Where impacts are not
avoidable or cannot be minimized through project design, site-specific mitigation shall
be required to reduce significant impacts to below a level of significance. Mitigation
measures include resource avoidance, restoration, or creation of habitat, dedication,
or acquisition of habitat, or payment into the City of San Diego’s Habitat Acquisition
Fund or other City-approved mitigation bank.

The potentially significant impact to sensitive habitat would be mitigated to below a
level of significance with implementation of the measures detailed in Mitigation
Framework BR-2 under Section 5.6.9.1 of the FEIR. Implementation of mitigation
framework BR -2 would require that site-specific biological resources surveys be
conducted in accordance with City of San Diego Biology Guidelines (2012), and
m'i’rigo’rion implemented for impacts to sensitive upland habitats in accordance with the
MSCP mitigation ratios specified within the City’s Biology Guidelines (City of San Diego
2012a) for all subsequent projects implemented in accordance with the FPA.

IV.LVILIIl Rationale and Conclusion

Mitigation framework BR-2 would assure that future development implemented in
accordance with the FPA would mitigate impacts to sensitive habitat. This mitigation
framework would reduce potentially significant impacts to biological resources
(sensitive habitat) to. below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LVIIl Biological Resources (Weﬂands and Discharge into Jurisdictional
Waters)

IV.LVILI Significant Effect

Impacts to wetlands and other jurisdictional water resources resulting from subsequent
development projects implemented in accordance with the FPA would be significant.
These sensitive habitats include but are not limited to riparian habitat and the San
Diego River.

IV.LVIILII Facts in Support of Finding

All impacts o wetlands and other jurisdictional water resources shall be avoided to the
maximum extent feasible and minimized when avoidance is not possible. For future
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projects that are consistent with the FPA, base zone regulations, and the supplemental
regulations for CPIOZ Type A, and can demonstrate that no biological resources are
present; the project can be processed ministerially and would not be subject to further
environmental review under CEQA.

Future development, which does not comply with CPIOZ Type A, shall be subject to
review-in accordance with CPIOZ Type B and shall implement the biological resources
mitigation framework detailed in Section 5.6 of the FEIR. Where impacts are not
avoidable or cannot be minimized through project design, site-specific mitigation shall
be required to reduce significant impacts to below a level of significance. Mitigation
measures include resource avoidance, restoration, or creation of habitat; dedication,
or acquisition of habitat; or payment into the City of San Diego’s Habitat Acquisition
Fund or other City-approved mitigation bank.

The potentially significant impact to sensitive habitat would be mitigated to below a
level of significance with implementation of the mitigation framework BR-4 under
Section 5.4.9.10f the FEIR. Implementation of mitigation framework would require site-
specific biological resources surveys be conducted in accordance with City of San
Diego Biology Guidelines (2012}, and mitigation implemented for impacts to wetlands,
vernal pools and other jurisdictional water resources in accordance with the MSCP
mitigation ratios specified within the City's Biology Guidelines (City of San Diego 2012a)
for all subsequent projects implemented in accordance with the FPA.

IV.I.VIIL.LIN Rationale and Conclusion

Mitigation framework BR-4 would assure that future development implemented in
accordance with the FPA would mitigate impacts to wetlands and other jurisdictional
water resources. This mitigation framework would reduce potentially significant impacts
to biological resources (wetlands, vernal pools and other jurisdictional water resources)
to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LIX Biological Resources (MSCP)
IV.LIX.I  Significant Effect

Implementation of the FPA would infroduce land uses CICIJOCGHT to the MHPA; this is a
potentially significant impact at the program-level.

IV.LIX.Il  Facts in Support of Finding

The potentially signifivcon‘r impact would be mitigated to below alevel of significo.nce
with implementation of mifigation framework outlined in LU-1, detailed in Section 5.1.7
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of the FEIR. Implementation of mitigation framework outlined in LU-1 would require that
MHPA adjacency impacts be addressed at the project-level, as discussed above under
Land Use (MHPA / Land Use Adjacency Guidelines). '

IV.LIX.IIl Rationale and Conclusion

Mitigation framework outlined in LU-1 assures that future projects located adjacent to
the MHPA would comply with the Land Use Adjacency Guidelines of the MSCP in terms
" of land use, drainage, access, toxic substances in runoff, lighting, noise, invasive plant
species, grading, and brush management requirements. This mitigation framework
would reduce potentially significant land use (regulatory compliance) impacts to
below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA’s MMRP.

IV.LX  Biological Resources (Invasive Plants)
IV.LX Significant Effect

The proposed FPA has the potential to indirectly impact vegetation communities
through the introduction of invasive plant species into a natural open space area.
Permanent indirect impacts could occur from an increase in the amount of edge
habitat, which has the potential to increase opportunities for invasive plant species to
spread and colonize areas in the MHPA. If uncontrolled, invasive species could
significantly impact the integrity of the MHPA in the FPA area.

IV.LX.AI  Facts in Support of Finding

All future projects would be required to implement the MHPA Land Use Adjacency

. Guidelines and mitigation framework LU-1, detailed in Section 5.1.7 of the FEIR, which
require that a development project’s landscape plan would not contain any exoftic
plant/invasive species and would include an appropriate mix of native species which
would be used adjacent to the MHPA.

IV.L.X.II  Rationale and Conclusion

Mitigation framework LU-1 assures that future projects located adjacent to the MHPA

- would complylwi’rh the Land Use Adjacency Guidelines of the MSCP in terms of invasive
plant species. This mitigation framework would reduce potentially significant Biological
Resources (Invasive Plants) impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA’'s MMRP.
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IV.LXI Hydrology (Runoff)

IV.LXLI Significant Effect

Buildout in accordance with the FPA would have the potential to change surface
runoff characteristics including volume of runoff, rate of runoff, and drainage patterns,
and could result in alterations o on- and off-site drainage. Therefore, implementation
of the FPA has the potential to result in significant direct and indirect impacts
associated with runoff and alterations to on-and off-site drainage patterns.

IV.LXLII  Facts in Support of Finding

Potentially significant impacts associated with increased runoff would be mitigated to
below a level of significance with implementation of mitigation framework HYD-1
identified in Section 5.7.3.3 of the FEIR.

HYD-1 would require, prior fo approval of future projects implemented under the FPA,
the applicant to demonstrate to the satisfaction of the City Engineer that the future
project is sited and designed to minimize impacts on absorption rates, drainage
patterns, and surface runoff rates and floodwaters in accordance with current City and
RWQCB regulations. Future design of projects shall incorporate all practicable measures
in accordance with the RWQCB, the City Storm Water Runoff and Drainage
Regulations, and the LDC, and shall be based on the recommendations of a detailed
hydraulic analysis.

IV.LXLIII Rationale and Conclusion

The individual actions making up mitigation framework HYD-1 assure that future projects
implemented in accordance with the FPA are subject fo the requirements of the Storm
Water Standards Manual, which includes design of new or improved systems to meet
local and state regulatory requirements satisfactory to the City Engineer. Strict
adherence to the mitigation framework, which requires regulatory compliance as
noted above, along with GP and FPA policy compliance for reducing storm water
runoff, would ensure that potential impacts to downstream resources would be
reduced to below a level of significance.

Implementation of this mitigation framework would be assured through regulatory
compliance.

IV.LXII  Water Quality

IV.LXILI  Significant Effect

Future projects constructed during buildout of the FPA could result in impacts to water
quadlity, including discharges to surface or groundwater. Development per the FPA, and
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associated runoff, could impact water quality. Grading and exposed soil could result in
sedimentation.

IV.LXILII  Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance
with implementation of mitigation framework HYD-1 identified in Section 5.7.3.3 of the
FEIR. Implementation of this mitigation framework would require that future projects be
sited and designed to minimize impacts on receiving waters, in particular, the discharge
of identified pollutants to an already impaired water body. Prior to approval of any
entitlements for any future project, the City shall ensure that any impacts on receiving
waters be precluded and, if necessary, mitigated in accordance with the requirements
of the Cify‘s Storm Water Runoff and Drainage Regulations and other appropriate

- agencies (e.g., RWQCB). To prevent erosion, siltation, and transport of urban pollutants,
all future projects shall be designed to incorporate any applicable storm water
improvement, both off- and on-site, in accordance with the City of San Diego
Stormwater Standards Manual. Future projects shall incorporate storm water
improvements and water quality protection measures as determined by project-
specific water quality reports

IV.LXILII Rationale and Conclusion

These individual actions making up mitigation framework HYD-1 reiterate that future
development implemented in accordance with the FPA would be subject to the
requirements of the Storm Water Standards, which includes design of new or improved
systems to meet local and state regulatory requirements satisfactory to the City
Engineer. Strict adherence to the mitigation framework detailed in HYD -1, which also
requires regulatory compliance, would ensure that potential impacts related to
discharges into surface or ground water, alterations to surface or groundwater,
increases in pollutant discharges (erosion) and downstream sedimentation would be
reduced to below a level of significance. '

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.

IV.L.XIII Historical Resources (Prehistoric /Historic Resources)
IV.LXIHLE Significant Effect

The proposed FPA area includes a recommendation for future evaluation as the FPA
area contains resources that are potentially eligible for the City Register and/or the
California Register of Historic Resources (CRHR). Future buildout of the proposed FPA
area would facilitate future development that has the potential to impact these
potentially eligible historic resources. The demolition or substantial alteration of a
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resource listed on, or formally determined eligible for, the City Register and/or the CRHR
would represent a significant direct impact to historical resources.

IV.LXIILII Facts in Support of Finding

For future development project types that are consistent with the FPA, base zone
regulations, and the supplemental regulations for CPIOZ Type A, and can demonstrate
that there are no archaeological resources present on the project site; the project can
be processed ministerially and would not be subject to further environmental review
under CEQA.

Development proposals that do not comply with the CPIOZ Type A supplemental
reg\ulo’rions shall be subject to discrefionary review in accordance with CPIOZ Type B
and shall implement the mitigation framework for Historical Resources, HR-1, detailed in
Section 5.9.2.3 of the FEIR.

Mitigation Framework HR-1 would require that the City determine whether the affected
building/structure is historically significant as outlined in the Historical Resources
Guidelines prior to issuance of any permit for a future development project that would
directly or indirectly affect a building/structure in excess of 45 years of age.

Preferred mitigation for historic buildings or structures shall be to avoid the resource
through project redesign. If the resource cannot be entirely avoided, all prudent and
feasible measures to minimize harm to the resource shall be taken. These measures
would be detailed in a site-specific report prepared at the project-level.

IV.LXIILII Rationale and Conclusion

HR-1 would require that, for future development within the FPA area that would directly
or indirectly affect a building/structure in excess of 45 years, site-specific surveys be
conducted to identify any significant on-site historic resources, and if such resources are
found, that appropriate measures are taken in accordance with CEQA and the City's
Historical Resources Regulations . This mitigation framework would reduce potentially
significant impacts to historical resources (prehistoric/historic sites) to below a level of
significance.

Implementation of this mitigation framework would be assured Through incorporation
into the FPA's MMRP.

IV.LXIV Historical Resources (Religious/Sacred Uses and Human Remains)

IV.LXIV.l Significant Effect

Impacts to religious or sacred uses in association with construction of future projects
implemented in accordance with the FPA would be significant. Future construction or
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grading could also expose buried human remains. Potential impacts to human remains
associated with construction of projects implemented in accordance with the FPA
would be significant

IV.LXIV.II Facts in Support of Finding

The mitigation framework for impacts to religious or sacred uses shall implement
mitigation framework HR-2, described in detail in Section 5.9.4.3 of the FEIR.

IV.LXIV.IIl Rationale and Conclusion

HR-2 would require that, prior to issuance of any permit that could directly affect an
archaeological resources or resources associated with prehistoric Native American
activities, site-specific surveys be conducted to identify any significant on-site cultural
resources, and if such resources, including sacred sites, are found, that appropriate
measures are taken in accordance with CEQA and the City's Historical Resources
Regulations. This mitigation framework would reduce potentially significant impacts fo
historical resources (religious or sacred sites) to below a level of significance. As
discussed in HR-2 if human remains are found the appropriate measures would be
taken, with the implementation of the mitigation framework the potentially significant
impacts of the finding of human remains would be less than significant.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LLXV Historical Resources (Archaeological Resources)
IV.LXV.l Significant Effect

Future grading associated with development per the FPA could also expose buried

- historical {archaeological) resources and features. Potential impacts to archaeological
resources associated with construction of future projects implemented in accordance
with the FPA would be significant. -

IV.LXV.l Facts in Support of Finding

Prior to issuance of any permit for a future development project in the FPA area that
could directly affect an archaeological resource, implementation of mitigation
framework HR-2 would require , (1) the preparation of a site-specific study to determine
the presence of archaeological resources and (2), the appropriate mitigation for any
significant resources which may be impacted by a development activity.

IV.LLXV.III Rationale and Conclusion

HR-2 requires that future development projects implemented in accordance with the
FPA conduct site-specific surveys fo identify any significant or potentially significant
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cultural resources and identify appropriate measures to be undertaken to address
potential impacts in accordance with CEQA and the City’s Historical Resources
Regulation and Guidelines. This mitigation framework would reduce potentially
significant impacts to historical resources (archaeological resources) to below a level of
significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP. '

IV.LXV]I Geology and Soils (Geologic Stability)
IV.LXVLI Significant Effect

The FPA area contains geologic conditions, which would pose significant risks for future
development if not properly addressed at the project-level. These impacts are
associated with geologic instability related to seismically induced landslides,
liguefaction, and seismically induced settlement. Unstable geologic conditions
represent a potentially significant impact.

IV.ILXVLIl Facts in Support of Finding

Within the FPA area there are moderate to high geotechnical risk areas. Although no
landslides have been mapped in the proposed FPA areq, some portions of the
proposed FPA area are mapped as having alow to moderate risk for landsliding . In
addition, according to the State of California, some portions of the proposed FPA area
are classified by the State as being generally susceptible or most susceptible to
landsliding. While not mapped, parcels in close proximity to the San Diego River and
Alvarado Creek may have a moderate to high potential for liquefaction. The proposed
FPA area is underlain by fill (both documented and undocumenied), young alluvium,
young colluvium, old alluvium, and formational soils of the Mission Valley Formation,
Stadium Conglomerate, and Friars Formation. Fill, young alluvium, and young colluvium
are not considered suitable in their current state for support of development. The
condition of these fills, young alluvium, and young colluvium soils is not known and they
may be subject to settlement under foundation loads. '

The potentially significant impact would be mitigated 1o below a level of significance
with implementation of the mitigation framework GC-1 identified in Section 5.11.5.3 of
the FEIR. Implementation of this mitigation framework generally would require that
future projects adhere to the City’s Seismic Safety Study and recommendations of a
site-specific geotechnical report, prepared in accordance with the City's Geotechnical
Report Guidelines. Impacts shall also be avoided or reduced through engineering
design that meets or exceeds adherence to the City's Municipal Code and the
Cadlifornia Building Code (CBC).
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IV.LXVLII Rationale and Conclusion

The individual actions making up mitigation framework GC-1 assure that future
development implemented in accordance with the FPA is required to: comply with the
recommendations included in a geotechnical report prepared in accordance with City
Geotechnical Report Guidelines, the CBC, and the LDC; and would be designed
satisfactory to the City Engineer. Implementation of the GP and FPA policies,

- compliance with established development and engineering standards, as well as strict
adherence to the mitigation framework detailed in GC-1, which requires regulatory
compliance, ensures that impacts related to geological hazards would be reduced to
below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.

IV..XVII Health and Safety Hazards (Wildfire Hazards)
IV.ILXVILI Significant Effect

Due to the existing and proposed land use patterns around which the community is
formed, new development in the wildland interface areas may expose additional
people and structures to wildland fire hazards, representing a potentially significant
impact. Potential impacts associated with wildfires would be significant.

IV.LLXVILI Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance
with implementation of mitigation framework HS-1 identified in Section 5.13.2.3 of the
FEIR. Implementation of this mitigation framework would require that future projects
that are implemented in accordance with the FPA incorporate sustainable
development and other measures into site plans in accordance with the City's Brush
Management Regulations and Landscape Standards pursuant to GP and FPA policies
intended to reduce the risk of wildfires. In addition, all future projects shall be reviewed
for compliance with the 2010 California Fire Code, Section 145.0701 of the LDC, and
Chapter 7 of the California Building Code.

IV.LXVILIII Rationale and Conclusion

These individual actions making up mitigation framework HS-1 assure that future
projects implemented in accordance with the FPA are required to incorporate
sustainable development and other measures into site plans in accordance with the
City's Brush Management Regulations, and Landscape Standards pursuant fo GP and
FPA policies intended to reduce the risk of wildfires. This mitigation framework would
reduce potentially significant impacts associated with wildfire hazards to below a level
of significance.
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Implementation of this mitigation framework would be assured through regulatory
compliance.

IV.I.XVIIl Health and Safety Hazards (Hazardous Waste Exposure to Schools)

IV.LXVIILI Significant Effect

Several existing schools and/or day care/educational centers are located within the
proposed FPA area, and other proposed and/or existing schools may be located within
a quarter-mile of the proposed FPA area. The presence of sites compiled pursuant to
Govermnment Code Section 65962.5, along with any unknown hazardous sites, would
have potentially significant impacts on future development and land uses within the
FPA areaq.

IV.LXVIIL.II Facts in Support of Finding

Potentially significant impacts associated with hazardous sites would be mitigated to
below a level of significance with the incorporation of the Mitigation Framework as
detailed in HS-2 through HS-12, further detailed in Section 5.13.7 of FEIR. Mitigation
framework HS-2 through HS-12 generally requires that: 1) a Phase | Site Assessment shall
be completed in accordance with federal, state, and local regulations for any property
identified on a list compiled pursuant to Government Code Section 65962.5; 2) the
project applicant shall retain a qualified environmental engineer to develop a soil and
groundwater management plan to address the nofification, monitoring, sampling,
testing, handling, storage, and disposal of contaminated media or substances (soil,
groundwater); 3) the applicant shall submit documentation showing that
contaminated soil and/or groundwater on proposed development parcels have been
avoided or remediated to meet cleanup requirements established by the local
regulatory agencies (RWQCB/DTSC/DEH); 4) the applicant shall obtain written
authorization from the regulatory agency (RWQCB/DTSC/DEH) confirming the
completion of remediation; and 5) all cleanup activities shall be performed in
accordance with all applicable federal, state, and local laws and regulations, and
required permits shall be secured prior to commencement of construction.

IV.LXVIILII Rationale and Conclusion

The individual actions that make up mitigation framework HS-2 through HS-12 assure
that any potentially significant impacts from future projects would reduce impacts
associated with hazardous waste exposure to schools to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP. '
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IV.LXIX Health and Sqféty Hazards (Hazardous Sites Government Lists of
Hazardous Materials Sites)

IV.LXIX.I Significant Effect

The presence of sites on a list compiled pursuant o Government Code Section 65962.5,
along with any unknown hazardous sites, would have potentially significant impacts on
future development and land uses within the FPA area.

IV.LXIXI Facts in Support of Finding

Potentially significant impacts associated with hazardous sites would be mitigated to
below a level of significance with the incorporation of the Mitigation Framework as
detailed in HS-2 through HS-12, which are listed in Section 5.13.7 of FEIR. Mitigation
framework HS-2 through HS-12 generally requires that: 1) a Phase | Site Assessment shall
be completed in accordance with federal, state, and local regulations for any property
identified on a list compiled pursuant to Government Code Section 65962.5; 2) the
project applicant shall retain a qualified environmental engineer 1o develop a soil and
groundwater management plan to address the notification, monitoring, sampling,
testing, handling, storage, and disposal of contaminated media or substances (soill,
groundwater); 3) the applicant shall submit documentation showing that
contaminated soil and/or groundwater on proposed development parcels have been
fovoided or remediated to meet cleanup requirements established by the local
regulatory agencies (RWQCB/DTSC/DEH); 4) the applicant shall obtain written
authorization from the regulatory agency (RWQCB/DTSC/DEH) confirming the
completion of remediation; and 5) all cleanup activities shall be performed in
accordance with all applicable federal, state, and local laws and regulations, and
required permits shall be secured prior to commencement of construction.

IV.LXIX.IIl Rationale and Conclusion

The individual actions that make up mitigation framework HS-2 through HS-12 assure
that all subsequent development projects implemented in accordance with the FPA
would ultimately ensure that all existing on-site contamination has been avoided or
remediated in compliance with federal, state and local regulations. This mitigation
framework would reduce potentially significant impacts associated with hazardous sites
to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.
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IV.LXX Health and Safety Hazards (Toxic Substances Exposure)
IV.LXX.I Significant Effect

Previous agricultural land usage can result in concentrations of constituents of concemn
(e.g.. pesticides, herbicides) in soil and/or groundwater. Agricultural land usage in the
proposed FPA area was noted during review of historical aerial photographs. This, along
with former industrial sites, would have potentially significant impacts on future
development and land uses within the FPA area.

IV.LXX.Il Facts in Support of Finding

Based on the historical urban development of the proposed FPA areq, and the length
of time since agricultural uses were present within the proposed FPA area, it is not likely
that residual agricultural contaminants, if any, would result in a significant impact to
future development projects. However, the implementation of Mitigation Framework as
detailed in HS-2 through HS-12 would ensure that future development projects would
not expose people to toxic substances and a less than signiflicon’r impact is identified for
this issue area.

IV.L.XX.II Rationale and Conclusion

The individual actions that make up mitigation framework HS-2 through HS-12 assure
that all subsequent development projects implemented in accordance with the FPA
would ultimately ensure that all existing on-site contamination has been avoided or
remediated in compliance with federal, state and local regulations. This mitigation
framework would reduce potentially significant impacts associated with hazardous sites
to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance. -

IV.I.XXI Public Utilities (Utilities Systems)
IV.I.XXIL1 Significant Effect

The buildout of the FPA would include construction, demolition, and /or renovation
projects that would potentially have a cumulatively significant impact to solid waste
utility systems.

IV.LXXI.H Facts in Support of Finding

Potentially significant impacts to solid wastes systems would be mitigated to below a
level of significance with implementation of the mitigation framework PU-1, identified in
Section 5.15.3.3 of the FEIR. Mitigation framework PU-1 generally requires any
development that, during demolition, construction, or operation, would generate 60
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tons or more of solid waste shall be required to prepare a Waste Management Plan
(WMP). The WMP shall be prepared by the applicant, conceptually approved by the
Environmental Services Department and discussed in the environmental document. The
WMP shall be implemented by the applicant and address the demolition, construction,
and occupancy phases of the project as applicable.

IV.L.XXLIIl Rationale and Conclusion

Mitigation framework PU-1 would assure that all subsequent development projects
implemented in accordance with the FPA would be required to prepare a Waste
Management Plan and ultimately ensure that all solid waste generated does not
impact the solid waste utility systems. This mitigation framework would reduce
potentially significant impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.

IV.Il B. Findings Regarding Mitigation Measures Which are the
Responsibility of Another Agency (CEQA §21081(a)(2)) and
CEQA Guidelines §15091(a)(2))

The City, having reviewed ond.considered the information contained in the Final EIR
and the Record of Proceedings, finds pursuant to CEQA §21081(a}{2) and CEQA
Guidelines §15091 (o)(?) that there are changes or alterations which could reduce
significant impacts that are within the responsibility and jurisdiction of another public
agency.

IV.ILI Traffic/Circulation (Capacity)

IV.ILLI Significant Impact

IVILLLI Freeway Segments

With implementation of the proposed FPA, four freeway segments would function at
LOS E or F, which is a significant impact. The impacted segments are on the following:

e Interstate 15
o Aero Drive to Friars Road
o Friars Road to I-8

o In’rers_’ro’re 8:

o I|-151to Fairmount Avenue
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o Fairmount Avenue to Waring Road
IV.ILLLI Freeway Interchanges (Ramps and Infersecﬁbns):

Implementation of the proposed FPA would result in a significant impact at the
following two freeway interchange intersections:

e Friars Road / I-15 NB and Friars Road / I-15 SB Intersection

e Fairmount Avenue / Alvarado Canyon Road / -8 WB Off-Ramp / Camino Del Rio
N. Intersection

IV.ALLH Facts in Support of Findings

IV.ILLILI Freeway Segments

At the project-level, significant impacts at locations outside of the jurisdiction of the City
could be partially mitigated in the form of fair share contribution or transportation
demand management (TDM) measures that encourage carpooling and other
alternate means of fransportation. Fair share contributions could be provided toward
the construction of 2 managed lanes along I-15 (between -8 and SR-163) and
proposed |-8 operational improvement (between |-15 and SR-125). Both are projects
currently included in the San Diego Association of Governments (SANDAG) Revenue
Constrained Regional Transportation Plan (RTP).

IVILLILIL Freeway Interchanges (Ramps and Intersections):

Mitigation that would reduce freeway interchange impacts at I-15/ Friars Road and 1-8/
Fairmount Avenue conisists of interchange reconfiguration, adding auxiliary lanes,
implementation of TDM measures that encourage carpooling, fair share contribution,
and other alternate means of transportation.

IV.ILLII  Rationale and Conclusion

IVILLILI  Freeway Segments
I-15 NB & SB: Aero Drive to |-8:

The FPA would have a significant impact to I-15 NB and SB from Aero Drive to [-8. The
San Diego Association of Governmenfts [SANDAG) 2050 Revenue Constrained Regional
Transportation Plan (RTP) proposes the construction of 2 managed lanes along I-15
between -8 and SR-143. The mitigation framework T-27 through T-30 provides partial
mifigation, since it reduces the traffic demand on the freeway general purpose lane.
However, there is some uncertainty related to the actual development and associated
traffic impacts that would materialize over time. Future development projects’
transportation studies would be able to more accurately identify individual project level
impacts and provide the mechanism to mitigate them through fair share contribution in
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addition to the forecast funding planned by SANDAG and other funding sources
consistent with SANDAG Revenue Constrained RTP. As a result, the FPA significant traffic
impact to this freeway segment would remain significant.

I-8 EB & WB: I-15 to Waring Road:

The SANDAG 2050 Revenue Constrained RTP includes operational improvements along
I-8 between |-15 and SR-125. The project is expected to be built by 2040. The miﬂgo’rion
framework T-31 through T-34 provides partial mitigation since it improves freeway
operation in the vicinity of the project. However, there is some uncertainty related to
the actual development and associated traffic impacts that will materialize over time.
Future development projects’ transportation studies would be able to more accurately
identify individual project level impacts and provide the mechanism to mitigate them
through fair share conftribution in addition to the forecast funding planned by SANDAG
and other funding sources consistent with SANDAG Revenue Constrained RTP. As a
result, the FPA significant traffic impact to this freeway segment would remain
significant.

IV.ILLILIL  Freeway Interchanges (Ramps and Intersections):
I-15/Friars Road Interchange
Friars Road to Northbound I-15 Ramp

Mitigation measures that would potentially reduce vehicular queuing and freeway
ramp metering impacts at this location consists of adding freeway lanes or auxiliary
lanes, adding a lane to the freeway on-ramp, implementation of TDM measures that
encourage carpooling, and other alternate means of tfransportation or a combination
of these measures. Additional roadway improvements would also be necessary along
Friars Road; however, this is infeasible at the program level due to the uncertainty
related to the actual development and associated traffic impacts of the FPA that will
‘materialize over time. Future development projects’ fransportation studies would be
able to more accurately identify potential transportation impacts and provide the
mechanism to mitigate them through project-specific mitigation including, but not
limited to physical improvements, fair share contribution, transportation demand
management measures which may be more cost effective than alternative
infrastructure improvements, or a combination of these measures. It should be noted
that this location is located within the Mission Valley Community Plan, which will be .
evaluated in more detail in the upcoming Mission Valley Community Plan update. As a
result, the FPA significant fraffic impact to this roadway segment would remain
significant.

Friars Road / I-15 SB Ramps Intersection:
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The percentage increase in vehicular trips at this intersection is mainly due to the
increase in traffic associated with local and regional growth in the San Diego region.
Caltrans is in the process of developing preliminary improvement plans at I-15 and Friars
Road for this location. It should also be noted that this location is located within the
Mission Valley Community Planning area where it will be evaluated in more detail in the
upcoming Mission Valley Community Plan Update. Additionally, there is some
uncertainty related to the actual development and associated traffic impacts of the
FPA that will materialize over time. Future development projects’ transportation studies
would be able to more accurately identify potential transportation impacts and
provide the mechanism to mitigate them through project-specific mitigation including,
but not limited to, fair share contribution, fransportation demand management
measures, or a combination of these measures. As a result, the FPA's significant fraffic
impact to this intersection would remain significant.

I-8/Fairmount Avenue Interchange

Fairmount Avenue / Alvarado Canyon Road / -8 WB Off-Ramp / Camino Del Rio N.
Intersection:

The |-8/Fairmount Avenue interchange improvement project has been coordinated
with Caltrans and divided into three improvement phases. These phases are identified
and included in the Navajo PFFP (# T12). Impacts at this location are mainly due to the
increase in traffic associated with local and regional growth in the San Diego Region. It
is acknowledged that interchange improvements at Fairmount Avenue and -8 will be
needed at this location. However, there is some uncertainty related to the actual
development and associated traffic impacts that will materialize over time. Future
development projects’ fransportation studies would be able to more accurately identify
potential fransportation impacts and provide the mechanism to mitigate them through
Public Facilities Financing Plan (PFFP) and project-specific mitigation — physical '
improvements, fair share contribution or transportation demand management
measures which may be more cost effective than alternative infrastructure
improvements, or a combination of these measures. Additionally, SANDAG, in
coordination with Calfrans, is currently administering the proposed I-8 Corridor project.
This project will assess a set of identified operational improvements between the Sunset
Cliffs/Nimitz Boulevard area fo the west and the College Avenue/SDSU area fo the east
including, but not limited to, interchange and ramp modifications that are key
components of the future improvement strategy of I-8 Corridor. As part of this analysis,
alternative mitigation and access improvements may arise at the 1-8 and Fairmount
Avenue interchange to enhance overall fravel efficiencies at that location. As a result,
the FPA significant fraffic impact to this intersection would remain significant.
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IV.1Il C. Findings Regardihg Infeasible Mitigation Measures and
Alternatives (CEQA §21081(a)(3) and CEQA Guidelines
§15091(a)(3))

This section includes potentially significant impacts that cannot be mitigated to below a
level of significance (Public Resource Code §21081(a)(1) and (3).

The Project would have significant and unmitigable impacts in the following issue areas:

- e lLand Use
o General Plan Land Use Consistency: Noise Element (Issue 1)
o Noise Compatibility (Issue 2)
Transportation/Circulation
o Traffic Load and Capacity (lssue 1)
o Freeway Segments/Ramps (Issue 3)
Air Quality
o Cumulative Air Pollutant Emissions (lssue 3)
o Particulate Matter(Issue 5)
Noise
o Exposure of Noise-Sensitive Land Uses {Issue 1)
o Ambient Noise Level Increase(lssue 2)

Although mitigation measures are identified in the FEIR that could reduce significant
impacts resulting from implementation of the proposed FPA, mitigation measures
cannot feasibly be implemented at this time, since the degree of future impacts and
applicability, feasibility, specific design, and success of future mitigation measures
cannot be adequately known for each specific future project at the program level. This
finding is appropriate because there are no feasible mitigation measures available that
- would reduce the identified impacts to below a level of significance. “Feasible” is
defined in Section 15364 of the CEQA Guidelines to mean “capable of being
accomplished in a successful manner within a reasonable period of time, taking info
account economic, environmental, legal, social, and technological factors.” The
CEQA statute (Section 21081) and Guidelines (Section 15019(a)(3}) ailso provide that
“other” considerations may form the basis for a finding of infeasibility. Case law makes
clear that a mitigation measure or alternative can be deemed infeasible on the basis of
its failure to meet project objectives or on related public policy grounds.

IV.IILI i.and Use - Consistency with the Noise Element

A

Grantville Focused Plan Amendment Findings and Statement of Overriding Considerations - 32 - May 2015
Final PEIR .



FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS

IVIILLL  Significant Effect
IVIILLLI General Plan Land Use Consistency: Noise Element

As discussed in EIR Section 5.5 (Noise), build-out under the proposed FPA could
potentially result in the exposure of noise-sensitive land uses to predicted future noise
levels that exceed those established in the General Plan or the SDMC. With
implementation of Mitigation Measures N-1 through N-4, the significance of these
impacts would be reduced; however, impacts would not be reduced to a level less
than significant. Therefore, noise impacts to sensitive receptors would remain significant
and unmitigable.

IVIILLIH  Noise Compatibility

With implementation of the Mitigation Framework as detailed in Mitigation Measures N-
1 through N-6, the potential significant noise impacts associated with to temporary
construction noise and/or operational noise associated with future development
projects within the proposed FPA would be reduced, however, not to below a level of
significance. Therefore, noise impacts to sensitive receptors would remain significant
and unmitigable. The FPA has the potential to site noise-sensitive uses (i.e., residential)
adjacent to noise-generating commercial and industrial uses. The juxtaposition of these
land uses would result in potentially significant noise impacts.

IV.ILLIL  Facts in Support of Finding

IVIILLILI  General Plan Land Use Consistency

As discussed in Section 5.5.3.1 of the FEIR, buildout under the proposed FPA is estimated
to result in a significant noise impact relative to increased noise levels along Fairmount
Avenue between Vandever Avenue and Twain Avenue. The General Plan policies
provide a framework for supporting future development in existing areas where the
urban environment already sustains a higher noise level than less developed areas and
would avoid major increases in noise in those less developed areas. These policies,
along with adherence to federal, state, and local noise regulations (including the Noise
Element of the General Plan and Section 59.5.0101 et seq. of the SDMC), and the
implementation of the Mitigation Framework as detailed in Mitigation Measures N-1 and
N-6 serve to preclude or reduce significant impacts to a degree, but cannot reduce
the noise impact along Fairmont Avenue between Vandever Avenue and Twain |
Avenue to a level less than significant. Therefore, impacts associated with increased
ambient noise are significant at the program level and impacts related to ambient
noise remain significant and unavoidable.
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IVIILLILIL . Noise Compatibility

The City of San Diego requires new projects to meet exterior noise level standards as
established in the Noise Element of the General Plan. Traffic-related noise impacts are
considered significant if project-generated traffic would result in exterior noise levels
exceeding 65 dBA or interior levels exceeding 45 dBA for single and multi-family
residences. If a project is currently at or exceeds the significance thresholds for traffic
noise described above and noise levels would result in less than a 3 dB increase, then
the impact is not considered significant. Because noise levels within the proposed FPA
area currently exceed the 65 dBA exterior criteria for residential uses, and the increase
in future exterior noise levels is expected to be as high as 3 dBA, the increase in noise
levels is considered a substantial permanent increase and a significant impact.

IV.ILLIT  Rationale and Conclusion

IVAILLILI  General Plan Land Use Consistency

Future development implemented in accordance with the FPA would be required to
comply with the recommendations included in an acoustical report prepared in
accordance with City Acoustical Report Guidelines, the GP, and FPA policies. Strict
adherence to the mitigation framework detailed in N-1 through N-6 in Section 5.5.3.3 of
the FEIR, which requires regulatory compliance as noted above, would ensure that
impacts related to exterior and interior noise are reduced; however, even with strict
adherence to the mitigation framework, these impacts may not be reduced to below a
level of significance, and therefore, the impacts remain significant and unavoidable. It
is not feasible at the program level o determine the level of compliance for future
projects implemented in accordance with the FPA. Further evaluation would be
required at the project level to identify additional mitigation measures at the time future
projects are submitted for review in accordance with the FPA. -

IV.ILLIHLIL - Noise Compatibility

As discussed in Section 5.5. Noise, the FPA area has locations where the existing exterior
noise levels exceed the 65 dBA level. For these areas any increase in noise by 3 dBA
would be significant. The buildout of the FPA would result, in some areas, in the
exposure of sensitive noise receptors to an increase in future exterior noise levels as high
as 3 dBA. This increase in noise levels is considered a substantial permanent increase
and a significant impact. ‘

With implementation of the Mitigation Framework as detailed in Mitigation Measures N-
1 through N-6, the potential significant operational noise impacts associated with future
development projects within the proposed FPA would be reduced, but would still
remain significant. Therefore, noise impacts to sensifive receptors would remain
significant and unmitigable.
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IV.ILILD  Facts in Support of Finding
IVIILILILI  Roadway Segments

At the program-level, impacts to roadway segments shall be reduced through
necessary roadway improvements. Roadway improvements are included in the PFFP for
Navajo Community Plan and would be implemented in accordance with future
development projects, as conditions of approval or through collection of Development
Impact Fees (DIF). In addition, the TIA identified additional potential improvements, or
mitigation measures, that are not included as part of the Navajo Public Facility
Financing Plan (PFFP). The rationale and conclusions are detailed below.

IVAILILILIL  Intersections

The TIA identified potential intersection improvement measures that would be included
in the PFFP for Navajo Community Plan and implemented in accordance with future
development projects, as conditions of approval or through collection of Development
Impact Fees (DIF). The TIA identified additional potential improvements, or mitigation
measures, that are not included as part of the Navajo Public Facility Financing Plan
(PFFP). The rationale and conclusions for why the additional improvements are not
feasible and therefore not included in the FPA are detailed below.

IV.ILILIE  Rationale and Conclusion
IV.LILILE  Roadway Segments

The following roadway segments improvements were identified in the TIA. The
improvement or mitigation measure and the rationale for why it is infeasible are
detailed below for each of the roadway segments that would be significantly
impacted by the FPA.

Friars Road

o I-15NB Ramps to Rancho Mission'Road: level of service “F".
e Rancho Mission Road to Santo Road: level of service "F".

Impacts at these locations are mainly due to the increase in traffic associated with
local and regional growth in the San Diego Region. These roadway segments currently
function as seven lane primary arterials and are located within the Mission Valley
Community Planning Area. Per Mission Valley Community Plan Circulation Element, the
ulfimate roadway classification of these two segments is eight lane primary arterial.
Widening these roadway segments from seven lanes to eight lanes would require
additional righT-offwoy, which would lengthen pedestrian crossing distances and
encroach info an existing slope on adjacent residential properties requiring the
construction of a significant retaining wall along the south side of Friars Road between I-
15 NB Ramps and Santo Road. Classification of these roadway segments will be
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revisited and evaluated in more detail in the upcoming Mission V‘o|ley Community Plan
Update. Because proposed mitigation is deferred until the Mission Valley Community
Plan is updated, the FPA's significant traffic impact to these roadway segments would
remain significant and unmitigated. :

? Santo Road to Riverdale Street: level of service "“F".

No mitigation measures have been idenfified for this location as this roadway segment
is currently built to its ultimate classification per Mission Valley and Navajo Community
Plans. As a result, the Grantville FPA’s significant traffic impact to this segment would
remain significant and unmitigated.

Mission Gorge Road

e Rainier Avenue to Vandever Avenue: level of service "E".
e Vandever Avenue to Twain Avenue: level of service “F".
¢ Twain Avenue to Mission Gorge Place: level of service “E".

These roadway segments currently function as a four lane collector and are located
within the Navajo Community Planning Area. Widening these roadway segments to four
lane major is identified in the Navajo PFFP'(#TIS’). However, due to the programmatic

- nature of this FPA, the specific phasing of the development anticipated in the PFFP, as
well as the actual design and specific location of those future projects, the
_corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

e Mission Gorge Place to Fairmount Avenue: level of service "E".

This roadway segment currently functions as a four lane major and is located within the
Navajo Community Planning Area. Widening this roadway segment to a six lane major
is identified in the Navajo PFFP (#T16). However, due to the programmatic nature of this
- FPA, the specific,phasing of the development anticipated in the PFFP, as well as the
actual design and specific location of those future projects, the corresponding timing,
design, and location of the proposed related mitigation improvements is uncertain at
this time. Due to the unforeseeable nature of the phasing of development under the
FPA, and thus, when this mitigation measure would actually be implemented, the FPA’s
significant traffic impact to these segments would remain significant and unmitigated.

Fairmount Avenue

"o Vandever Avenue to Twain Avenue: level of service “F".
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The implementation of a continuous two-way left-turn lane along this segment would
fully mitigate the significant Trcffic'impoc’r caused by the project. This roadway
improvement project is identified in the Navajo PFFP (#720). However, due to the
programmatic nature of this FPA, the specific phasing of the development anficipated
in the PFFP, as well as the actual design and specific location of those future projects,
the corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA’s significant traffic impact to these segmén’rs would remain
significant and unmitigated. :

e Mission Gorge Road to Alvarado Canyon Road: level of service “F".
» Alvarado Canyon Road to I-8 WB Ramps: level of service “F".
e |-8 WB Ramps to |-8 EB Ramps: level of service “F".

These roadway segments currently function as a four lane major and are located within
the Navajo Community Planning Area. Widening this roadway segment to asix lane
major would partially mitigate the potential significant traffic impact caused by the
project. This improvement project is identified in the Navajo PFFP (#T12). However, due
to the programmatic nature of this FPA, the specific phasing of the development
anticipated in the PFFP, as well as the actual design and specific location of those
future projects, the corresponding timing, design, and location of the proposed related
mitigation improvements is uncertain at this fime. Due to the unforeseeable nature of
the phasing of development under the FPA, and thus, when this mitigation measure
would actually be implemented, the FPA's significant traffic impact to these segments
would remain significant and unmitigated.

Vandever Avenue

e Riverdale Street to Mission Gorge Road: level of service “E".

The implementation of a continuous two-way left-turn lane along this segment would
fully mitigate the significant fraffic impact caused by the project. This roadway
improvement project is identified in the Navajo PFFP (#728). However, due to the
programmatic nature of this FPA, the specific phasing of the development anticipated
in the PFFP, as well as the actual design and specific location of those future projects,
the corresponding timing, design, and location of the proposed related mitigation '
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.
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Twain Avenue

e Fairmount Avenue to Mission Gorge Road: level of service “F".

The implementation of a continuous two-way left-turn lane along this segment would
fully mitigate the significant fraffic impact caused by the project. This roadway
improvement project is identified in the Navajo PFFP (#729). However, due fo the
programmatic nature of this FPA, the specific phasing of the development anticipated
in the PFFP, as well as the actual design and specific location of those future projects,
the corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

San Diego Mission Road

¢ Rancho Mission Road to Fairmount Avenue: level of service "F".

This roadway segment currently functions as a two lane collector and is located within
the Navajo Community Planning area. Widening the roadway to 4-Lane Collector
Street would mitigate project’s significant impact, but would require bridge widening
- over the San Diego River. The widening of this roadway would impact the San Diego
River, wetlands, biological resources, and would conflict with the San Diego River Park
Master Plan, thereby interfering with one of the objectives of the FPA. Therefore, due to
the potential impacts to biological resources, widening of the San Diego Mission Road
and bridge widening are not recommended and are not included in any Public
Facilities Financing Plan. In addition to the bridge widening, right-of-way acquisition
would be needed to widen the roadway which would require encroachment into
existing slopes of adjacent properties on both sides of the street. Encroaching into these
slopes requires the construction of significant retaining walls which would result in
additional impacts that would likely require additional mitigation along with additional
economic costs. The costs are currently unknown, have not been accounted for, and
are not included in any Public Facilities Financing Plan. Therefore, the FPA's significant
traffic impact to this roadway segment would remain significant and unmitigated.

Zion Avenue

e Mission Gorge Road to Waring Road: level of service “F".

This roadway segment currently functions as a two lane collector. Widening the
roadway to a four lane major street, as recommended in the existing Navajo
Community Plan, would mitigate the project’s significant impact, but would impact
surrounding residential properties, community character, and on-street parking that is
heavily utilized in this area. Therefore, widening of this roadway segment is not feasible
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at this fime, as it would conflict with the goals and policies of the Grantville FPA, and the
FPA's significant fraffic impact to this roadway segment would remain significant and
unmitigated.

IV.HLILIHLI  Intersections

The following intersection improvements were included in the TIA. Provided below is a
summary of mitigation identified at the interchanges and major intersections
significantly impacted by the Grantville FPA and the rationale for why mitigation either
does not fully mitigate the impact or is infeasible. ,

Friars Road / Riverdale Street:

Mitigation for this intersection would restripe the northbound and southbound
approaches to provide one left-turn lane, one through lane, and one right-turn lane.
The FPA's significant traffic impact to this intersection would be fully mitigated with the
implementation of these mitigation measures. This proposed intersection improvement
project is identified in the Navajo PFFP (#722). However, due to the programmatic
nature of this FPA, the specific phasing of the development anticipated in the PFFP, as
well as the oc’ruol_design and specific location of those future projects, the
corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated. ’

Mission Gorge Road / Zion Avenue:

Mitigation for this intersection would restripe the westbound approach to provide two

-left-turn lanes and a through/right-turn lane, widen the eastbound approach to provide
a dedicated right-turn lane, and remove the east-west split phase to provide protected
left-turn phases. The FPA's significant traffic impact to this intersection would be fully
mitigated with the implementation of these mitigation measures. This proposed
infersection improvement project is identified in the Navajo PFFP (#723). However, due
to the programmatic nature of this FPA, the specific phasing of the development
anticipated in the PFFP, as well as the actual design and specific location of those
future projects, the corresponding timing, design, and location of the proposed related
mitigation improvements is uncertain at this time. Due to the unforeseeable nature of
the phasing of development under the FPA, and thus, when this mitigation measure
would actually be implemented, the FPA's significant traffic impact to these segments
would remain significant and unmitigated.
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Mission Gorge Road / Princess View Drive:

Mitigation for this intersection would restripe the southbound approach to jorovide a
dedicated left-turn lane and a shared right-turn/through lane, remove the split phase,
and provide protected left-turn phases. The FPA's significant fraffic impact to this
intersection would be fully mitigated with the implementation of these mitigation
measures. This proposed intersection improvement project is identified in the Navajo
PFFP {#724). However, due to the programmatic nature of this FPA, the specific phasing
of the development anticipated in the PFFP, as well as the actual design and specific
location of those future projects, the corresponding timing, design, and location of the
proposed related mitigation improvements is uncertain at this time. Due to the
unforeseeable nature of the phasing of development under the FPA, and thus, when
this mitigation measure would actually be implemented, the FPA's significant traffic
impact to these segments would remain significant and unmitigated.

Waring Road / Princess View Drive:

Mitigation for this intersection would restripe the westbound approach to provide a
dedicated right-turn lane and prohibit street parking along the westbound approach.
The FPA's significant traffic impact to this intersection would be fully mitigated with the
implementation of this mifigofion measure. This proposed intersection improvement
project is identified in the_Navajo PFFP (#125). However, due to the programmatic
nature of this FPA, the specific phasing of the development anticipated in the PFFP, as.
well as the actual design and specific location of those future projects, the
corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated. '

Waring Road / Zion Avenvue:

Mitigation for this intersection would restripe the southbound approach to provide a
dedicated right-turn lane and prohibit street parking along the southbound approach.
The FPA's significant traffic impact to this intersection would be fully mitigated with the
implementation of this mitigation measure. This proposed intersection improvement
project is identified in the Navajo PFFP (#T126). However, due to the programmatic
nature of this FPA, the specific phasing of the development anticipated in the PFFP, as
well as the actual design and specific location of those future projects, the
corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due fo the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
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be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

Fairmount Avenue / Mission Gorge Road:

Mitigation for this intersection would widen the northbound approach to provide an
additional (third) through lane; provide a northbound right-turn overlap phase; widen
the southbound approach to provide three through lanes and a dedicated right-turn
lane; widen the eastbound approach to provide one left-turn lane, one through lane,
and two right-turn lanes with overlap phdsing; and remove the east-west split phase to
provide protected left-turn phases. The FPA’s significant traffic impact o this
intersection would be fully mitigated with the implementation of these mitigation
measures. The Alvarado Canyon Road Realignment Project proposed at this location is
identified in the Navajo PFFP (#T12). However, due to the programmatic nature of this
FPA, the specific phasing of the development anticipated in the PFFP, as well as the
actual design and specific location of those future projects, the corresponding timing,
design, and location of the proposed related mitigation improvements is uncertain at
this time. Due to the unforeseeable nature of the phasing of development under the
FPA, and thus, when this mitigation measure would actually be implemented, the FPA’s
significant traffic impact to these segments would remain significant and unmitigated.

Alvarado Canyon Road / Mission Gorge Place:

Mitigation for this intersection would install a traffic signal at this intersection. The
mitigation also entails widening of the westbound approach to provide an exclusive
right-turn lane; and widening of the eastbound approach to provide a dedicated left-
turn lane. The FPA's significant traffic impact to this intersection would be fully mitigated
with the implementation of these mitigation measures. This proposed intersection
improvement project is identified in the Navajo PFFP (#727). However, due to the
programmatic nature of this FPA, the specific phasing of the development anticipated
in the PFFP, as well as the actual design and specific location of those future projects,
the corresponding timing, design, and location of the proposed related mitigation
improverhen’rs is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

IV.ILIHI - Air Quality
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IV.ILILE  Significant Effect
IV.AILILLI - Long-Term Cumulative Impacts

Long-term emissions associated with future development in the proposed FPA area
would be those associated with mobile, area, and energy sources. Future development
of the proposed FPA area would add 8,275 residential dwelling units and 524,200 square
feet of commercial space. The long-term emissions take into account the removal of
existing on-site industrial and commercial uses (1,114,500 square feet of industrial space
and 162,900 sf of commercial space).

As discussed in the Noise section, the San Diego Air Basin (SDAB) is currently in Federal
non-attainment for ozone (1-hour) and State non-attainment for ozone (1- and 8-hour),
PMio, and PM2s. Ozone is not emitted directly but forms in the atmosphere by @

.. photochemical reaction between nitrogen oxides and reactive organic gases. As such, -
it is difficult to quantify future ozone emissions. However, estimated emissions of ozone
precursors such as nitrogen oxides and reactive organic gases can be used to indicate
the potential for ozone formation in the atmosphere. According to the data presented
in Table 5.3-8, implementation of the proposed FPA would result in total emissions of
351.7 pounds per day of ROGs at buildout, which is a net increase of 219.2 pounds per
day when compared to the ROG emissions from existing land uses. The net new long-
term ROG emissions that would result from implementation of the proposed FPA would

_be cumulatively considerable, and potential air quality impacts would be considered
significant. In regards to NOx, implementation of the proposed FPA would result in total
emissions of 204.0 pounds per day of NOx at buildout, which is a net decrease of 2.5
pounds per day when compared to the NOx emissions from existing land uses.

Furthermore, implementation of the proposed FPA would also result in total emissions
1,758.8 pounds per day of CO, which is a net increase of 799.5 pounds per day when
compared to CO emissions from existing land uses. Although the SDAB is currently in
federal and state attainment for CO, the net new long-term emissions of CO that would
result from implementation of the proposed FPA would be cumulatively considerable,
and potential air quality impacts would be considered significant.

IV.ILHLLIL  Particulate Matter

In addition to the pollutants discussed above, the SDAB is in State non-attainment for
PMio and PM2s. Both PMio and PMas are by-products of fuel combustion and wind
erosion of soil and unpaved roads, and are directly emitted into the atmosphere
through these processes. Suspended particulates are also created in the atmosphere
through chemical reactions. Specifically, the small particulates (PMio) generally come
from windblown dust and dust kicked up from mobile sources. The fine particulates
(PM2s) are generally associated with combustion processes as well as being formed in
the atmosphere as a secondary pollutant through chemical reactions. Implementation
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of the proposed FPA would result in total emissions of 294.0 pounds per day of PMio at
buildout, which is a net increase of 176.5 pounds per day when compared to PMio
emissions from existing land uses. In regards to PMazs, implementation of the proposed
FPA would result in total emissions of 85.0 pounds per day of PMzs, which is a net
increase of 51.3 pounds per day when compared to PM2s emissions from existing land
uses. The net new long-term PMio and PM2s emissions that would result from '
implementation of the proposed FPA would be cumulatively considerable, and
potential air quality impacts would be considered significant. '

IV.ILILIL Factsin Support of Finding

IVILHLILI  Long-Term Cumulative Impacts |

The FPA would be consistent with adopted regional air quality improvement plans and
would represent a decrease in emissions used to develop the SDAPCD RAQS. While it
cannot be estimated what the total air emissions would be at buildout, as air emissions
from the future individual developments within the FPA area cannot be adequately
quantified at this time, cumulative long-term air quality impacts would be significant at
the program-level. The goals, policies, and recommendations of the City combined
with the federal, state, and local regulations provide a framework for developing
project-level air quality protection measures for future development projects
implemented in accordance with the FPA. The City's process for the evaluation of
development projects includes environmental review and documentation pursuant to
CEQA as well as an analysis of those projects for consistency with the goals, policies,
and recommendations of the General Plan and FPA. In general, implementation of the
policies in the FPA and General Plan would preclude or reduce air quality impacts.
Compliance with the standards is required of all projects and is not considered to be
mitigation. However, it is possible that for certain projects, adherence to the regulations
would not adequately protect air quality, and such projects would require additional
measures to avoid or reduce significant air quality impacts. These additional measures
would be considered mifigation.

Mitigation Measures shall be included in an MMRP for future development projects
implemented in accordance with the FPA. Mitigation framework AQ-1 through AQ-2
shall be implemented to reduce project-level operational impacts. These measures shall
be updated, expanded and refined when applied to specific future projects based on
project-specific design and changes in existing conditions, and local, state and federal
laws.

IV.HLHLILL Particulate Matter

The development of new projects would result in the generation of particulate matter
and would be required to evaluate impacts. The estimated emissions of PMio and PMas
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at buildout would exceed the threshold established by the City of San Diego. Therefore,
at the program-level, impacts would be significant. ‘

IV.ILNILIN Rationale and Conclusion
IV.ILILILL  Long-Term Cumulative Impacts

While the mitigation framework provided in the FEIR, along with compliance with FPA
policies, would reduce long-term cumulative impacts, future projects may not be able
to reduce air emissions below the City's project-level thresholds. It is not feasible at the
program level to determine the level of compliance for future projects implemented in
accordance with the FPA. Therefore, impacts would remain significant and
unavoidable at the program-level.

Iv.LiL Particulate Matter

While the mitigation framework identified in Section 5.3.5.4 of the FEIR would reduce the
potential impacts associated with generation of particulate matter, estimates show that
the total amount of particulate matter generated would exceed the threshold of
significance. It is not feasible at the program level to determine the level of compliance
for future projects implemented in accordance with the FPA. Therefore, impacts related
to exposure to particulate matter would be significant and unavoidable.

IV.IILIV Noise

IV.IILIV.E  Significant Effect

IV.HLIV.LI AmbientvNoise Level Increase

As discussed in Section 5.5.4.1 of the FEIR, buildout of the proposed FPA could
potentially result in a substantial increase in the existing ambient noise levels in excess of

3.0 dBA within the northern segments of the Fairmount Avenue corridor, which already
have exterior noise in excess of 65 dBA. Therefore, the increase in noise levels within this

area would be considered a substantial permanent increase to ambient noise levels
.and a significant impact.

IVAILIV.Il Facts in Support of Finding
IV.LIV.ILI  Ambient Noise Level Increase

The City's 2011 Significance Determination Thresholds state that a change in the
ambient noise level of less than 3 dBA is not perceptible to the general population, and
therefore, would not constitute “a substantial increase.” A noise increase of 3 dB or
greater would be substantial and therefore, result in a potentially significant impact.
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Anticipated ambient noise levels would be driven primarily by traffic noise sources.
Increases in traffic noise gradually degrade the ambient noise environment, especially
with respect to sensitive receptors. As discussed in Section 5.5.3.1, traffic would be the
primary noise source associated with existing and future development within the
proposed FPA area. Traffic volumes and related noise levels throughout the area are
projected to increase as a result of implementation of the proposed FPA. Future year
noise levels based on projected peak hour traffic volumes would increase somewhere
in the range of 0 to 3 dBA throughout the proposed FPA area. The ambient noise level is
predicted to exceed 3 dBA along the Fairmount Avenue corridor near the
Vandever/Twain Avenue intersections.

Noise levels within the proposed FPA area currently exceed the 65 dBA exterior criteria
for residential uses; thus, existing and future residents would be exposed to noise levels
that exceed the City of San Diego standards. This would be a significant impact as
defined in Appendix G, Section XlI, Noise (a) of the CEQA Guidelines. As noted above,
when existing noise levels exceed 65 dBA, project-related noise levels would have to
increase by 3 dBA or more for the increase to be considered significant. This is
projected to occur within the northern segments of the Fairmount Avenue corridor.

Build-out under the proposed FPA would result in a significant impact to ambient noise
levels. The General Plan policies provide a framework for supporting future
development in existing areas where the urban environment already sustains a higher
noise level than less developed areas and would avoid major increases in noise in those
less developed areas. These policies, along with adherence to federal, state, and locall
noise regulations {including the Noise Element of the General Plan and Section
59.5.0101 et seq. of the SDMC), and the implementation of Mitigation Measure N-1 and
N-6 described in the FEIR, serve to preclude or reduce significant impacts to a degree,
but cannot reduce noise impacts along Fairmont Avenue between Vandever Avenue
and Twain Avenue to a level less than significant. Therefore, impacts associated with
increased ambient noise are significant at the program level. The impact related to
ambient noise remains significant and unavoidable.

IV.ILIV.HI Rationale and Conclusion

IV.ILIV.IILI Ambient Noise Level Increase

Future development implemented in accordance with the FPA would be required to
comply with the recommendations included in an acoustical report prepared in
accordance with City Acoustical Report Guidelines, the GP and FPA policies. Strict
adherence to the mitigation framework detailed in Mitigation Measure N-1 and N-6 in
Section 5.5.3.3 of the FEIR, which requires regulatory compliance as noted above,
would ensure that impacts related to exterior and interior noise are reduced; however,
even with strict adherence to the mitigation framework, these impacts may not be
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reduced to below a level of significance, and therefore, the impacts remain significant
and unavoidable. '

IV.IV D. Findings Regarding Alternatives (CEQA § 21081(a)(3) and
CEQA Guidelines §15091(a)(3))

Because the proposed project would cause one or more unavoidable significant
environmental effects, the City must make findings with respect to the alternatives to
the proposed project considered in the FEIR, evaluating whether these alternatives
could feasibly avoid or substantially lessen the proposed project’'s unavoidable
significant environmental effects while achieving most of its objectives (listed in Section
II.C above and Section 3.2 of the FEIR).

The City, having reviewed and considered the information contained in the FEIR and
the Record of Proceedings, and pursuant to Public Resource Code §21081(a)(3) and
State CEQA Guidelines §15091(a){3)., makes the following findings with respect to the
alternatives identified in the FEIR (Project No. 30330/304032/SCH No. 2004651076):

Specific economic, legal, social, technological, or other considerations, including
considerations of the provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or alternatives identified in the FEIR as

- described below.

“Feasible” is defined in Section 15364 of the CEQA Guidelines to mean “capable of
being accomplished in a successful manner within a reasonable period of time, taking
into account economic, environmental, legal, social, and technological factors.” The
CEQA statute (Section 21081) and Guidelines (Section 15019(a)(3)) also provide that
“other” considerations may form the basis for a finding of infeasibility. Case law makes
clear that a mitigation measure or alternative can be deemed infeasible on the basis of
its failure to meet project objectives or on related public pdlicy grounds.

IV.IV.I' Background

The EIR for the proposed FPA conducted an initial review of four alternatives, one of
which was subsequently efiminated from further study. The reasons this alternative was
eliminated from detailed evaluation are discussed in the FEIR.

Three alternatives received a detailed analysis in the FEIR:

. No Project (Current Adopted Community Planj);
. Reduced Density (<43 dwelling units [du]/acre); and
. Reduced Density (<73 du/acre).
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These three project alternatives are summarized below, along with the findings relevant
to each alternative.

IV.IV.Il  No Project (Adopted Community Plan) Alternative

The No Project Alternative is the continued implementation of the odop’re’d 1982
Navajo Community Plan, consistent with CEQA Guidelines Section 15126.6(e}(3){A). The
land use plan for the No Project Alternative incorporates several recent “clean-up”
items that are not reflected on the land use plan for the adopted 1982 Navajo
Community Plan. Those changes, which more accurately depict the current conditions,
have been incorporated into the No Project Alternative land use plan analysis.

IV.IV.ILI  Potentially Significant Effects

The No Project Alternative consists of continued implementation of the adopted 1982 .
Navajo Community Plan, consistent with CEQA Guidelines Section 15126.6(e)(3)(A).
Compared to the FPA, the No Project Alternative would not implement the City of
Villages concept of the General Plan and Strategic Framework Element to the same
extent as the proposed FPA. Specifically, the No Project Alternative would not include a
rezone and CPIOZ in Grantville to provide design standards to ensure high-quality
development which supports walkability, strengthens connectivity and enhances
community identity. Thus, because the No Project Alternative (Adopted Community
Plan) would conflict with adopted land use plans, policies, or ordinances, it would not
provide the same level of land use benefits as the proposed FPA. In addition, under this
alternative, incompatible land uses would continue to be allowed under current zoning,
and new incompatibilities would be more likely to result over time. In addition, under this
alternative, the additional potential 109-dwelling units per acre would not be permitted
and consequently it would result in less intensity of uses. As such, land use impacts
under the No Project Alternative (Adopted Community Plan) would be greater than the
proposed FPA.

Hedlth and Safety: Future development consistent with the No Project Alternative
(Adopted Community Plan), as with the proposed FPA, may result in significant impacts
if such development allows greater contact between humans and hazards or retains
industrial/heavy commercial uses adjacent 1o more sensitive uses. In either case,
potential significant impacts would occur with construction where soil and/or
groundwater have been impacted by releases of hazardous materials or petroleum
products from surficial spills, subsurface releases from USTs, or other sources.

Hydrology and Water Quality: Future development projects associated with the
implementation of the proposed FPA area would result in a beneficial impact to
hydrology and no significant adverse impacts have been identified. The total site
discharge would be reduced by decreasing the amount of impervious surfaces from
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that of the existing condition. Addifionally, existing and proposed flows would be routed

- to on-site detention basins or bioretention facilities, which increase the time of
concentration providing smaller intensities of flow. Adverse impacts to hydrology and
water quality under the No Project Alternative (Adopted Community Plan) would be
more significant than those from the proposed FPA.

GHG Emissions: Future projects implemented under the No Project Alternative
(Adopted Community Plan) would not benefit from the additional GHG-reducing
features identified in the proposed FPA policies (Section 5.4) beyond the reductions
mandated under existing codes and regulations. Under the proposed FPA, prOJecT-IeveI
GHG reduction design features are available that could reduce business-as-usual (BAU) .
GHG emissions to 28.3 percent or greater relative to BAU, which would meet the City's
GHG reduction godl. In addition, implementation of the No Project Alternative
(Adopted Community Plan) would not benefit from the proposed Mobility, Urban
Design, and Conservation elements of the proposed FPA, which include specific
policies that require dense, compact, and diverse development; encourage highly
efficient energy and water conservation design; increase walkability and bicycle and
transit accessibility; incredase urban forestry practices and community gardens;
decrease urban heat islands; and increase climate sensitive community design. These
‘proposed policies would serve to reduce consumption of fossil-fueled vehicles and
energy resulting in a reduction in community-wide GHG emissions relative to BAU.
Therefore, GHG impacts would be greater under the No Project Alternative (Adopted
Community Plan) compared fo the proposed FPA.

Public Utilities: Under the No Project Alternative (Adopted Community Plan), the

provision of public utilities would be implemented as detailed in the current PFFP.
However, utility upgrades may be required as growth occurs. The proposed FPA

updates the PFFP to address the current and future needs of the community.

Air Quality: Air Quality impacts would be similar under the No Project Alternative
(Adopted Community Plan) compared o the proposed FPA. ‘

Noise: Under this alternative, noise sources, such as fransportation and construction
noise, would continue to exist. Similar to the proposed FPA, future construction activities
related to the. existing plan would potentially generate short-term noise impacts to
noise-sensitive land uses located adjacent to consfruction sites. Compliance with the
City's standards and codes, along with other federal, state, and local regulations, is
required of all projects. The Noise Element of the proposed FPA provides goals and
policies to ensure location of compatible land uses and includes noise abatement
measures for existing and new uses to protect people living and working in the project
area from an excessive noise environment. Since the existing land use plan and zoning
do not provide measures to the extent that would be provided by the proposed FPA
and may not provide the same level of benefit to the community, future projects
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subject to discretionary review would need to demonstrate conformance with existing
noise regulations, plans, and policies. Therefore, noise impacts under the No Project
Alternative (Adopted Community Plan) would be similar the proposed FPA.

Transportation/Circulation: Buildout of the FPA area in accordance with the existing
Navajo Community Plan would result in reduced transportation impacts cdmpored with
the proposed FPA. The existing Community Plan’s total number of housing units at
buildout would be significantly less due to the lack of the rezone. Although the existing
Community Plan’s Circulation Element differs from that of the proposed FPA, both of the
plans include recommendations and policies to address transportation related issues.
Because of the potential reduction in units due to the subtraction of the rezone,
impacts for this alternative would be reduced but still significant and unavoidable
compared to the proposed FPA. The No Project Alternative (Adopted Community
Plan) would not provide the benefits of reduced vehicle miles fravelled and GHG
emissions reduction that would be achieved by the synergy of mixed use, transit-
oriented development around the Grantville Trolley (Transit) Station provided by the
proposed FPA.

Biology: Future development activities that would be allowed with the existing
Community Plan or proposed FPA have the potential to result in direct and indirect
impacts to biological resources due the fact that portions of the proposed FPA are
either in or adjacent to the MSCP Subarea. However, under the No Project Alternative
(Adopted Community Plan), compliance with the City of San Diego MSCP Subarea

. Plan and its implementing regulations would ensure impacts would be less than
significant because the use in the area would not intensify and additional impacts
would not occur. Overall, impacts to biological resources would be less compared to
the FPA.

Water Quality: Similar to the processing of a project under the existing No Project
Alternative (Adopted Community Plan), implementation of the proposed FPA is not
expected to have a significant impact on water quality. Future development projects
within the proposed FPA area would be required to adhere to the requirements of the
RWQCB and SDMC, including the requirements of the MS4 permit for the San Diego .
Region and the City’s Storm Water Standards Manual; implementation of construction )
and post-construction BMPs; and, compliance with the California BMP Handbook.

Public Services: The demand on public services resulting from the No Project
Alternative (Adopted Community Plan) would potentially be less than the proposed
FPA due to current zoning. However, the increased demand based on the proposed
zoning under the proposed FPA would be less than significant. Any impacts related to
police protection, fire/life protection, libraries, schools, park and recreational facilities,
and roadways would be mitigated by mandated developer impact fees and fair share
contributions. Therefore, because the No Project (Adopted Community Plan)
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Alternative could result in fewer residents due to current zoning, it can be assumed that
the demand for public services would be less, compared to the proposed FPA.

Utilities: The need for additional sewer, water, energy and solid waste systems under the
existing-land use plan would be less as compared fo the proposed FPA. However, the
increased demand based upon the rezoning per the proposed FPA would be
negligible. As noted previously, the Navajo Community Plan does not contain the
benefits and polices of the updated 2008 General Plan. The General Plan Conservation
Element discusses water resources management and the Public Facilities and Service
Element evaluates growth and its effects upon infrastructure. These elements are
fundamental to maintaining public utilities in response to the growing community.
Therefore, because the existing plan does not have the benefits of an updated PFFP
and the recommendations from the updated General Plan Public Facilities and Service
Element, impacts to Public Utilities would be greater with the No Project Alternative
compared to the proposed FPA.

Compared to the proposed FPA, the No Project Alternative (Adopted Community Plan) .
would not avoid or substantially reduce the significant effects of the project with
respect to land use (noise), fransportation/circulation, air quality, and noise. While the
No Project Alternative would result in lower population at build-out, land use,
greenhouse gas emissions, visual effects/neighborhood character, and public utility
impacts would be greater compared fo the proposed FPA.

The No Project (Adopted Community Pion) Alternative would not meet a substantial
portion of the proposed FPA's objectives. Specifically, it would not accomplish the
smart growth principles through the provision of high-densi’ry and affordable residential
units in an already urbanized location adjacent to existing public transportation,
employment, and other public infrastructure and services to the same degree as the
proposed FPA. In addition, the No Project (Adopfed Community Plan) Alternative would
not address the current co-location of incompatible uses associated with heavy
industrial uses near sensitive reCepTors. Selection of the No Project alternative would
allow industrial uses throughout the community, but at a cost to the community
character and potential health of residents where incompatible uses are allowed to
coexist. The No Project (Adopted Community Plan) Alternative would noft result in
programs or processes that could incentivize development in the TOD area, such as the
ministerial review and streamlined permitting. Finally, this alternative would not support
a multi-modal tfransportation strategy in the community or the City as a whole.

IV.IV.ILII  Findings and Supporting Facts

While adoption of the No Project (Adopted Community Plan} Alternative would allow
future development to proceed in accordance with the adopted community plan,
adoption of this alternative would not achieve important project objectives to:
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e Promote a Transit Oriented Development within walking distance to the
Grantville Trolley Station, with a mix of residential, commercial, and industrial uses
that would be designed for the pedestrians without excluding automobiles;

e Promote a Multi-Modal Transportation Strategy: Including walkable and bicycle-
friendly streefs, accessible and enhanced transit options, and comprehensive
parking s"rro’regies throughout the community;

* Provide more market-rate and affordable housing opportunities consistent with a
land use pattern that promotes infill development and socioeconomic equity;

e Provide an incentive for development within the Grantville Community Plan
Implementation Overlay Zone by streamlining the permit processing
requirements in order to ensure a less costly and time-intensive process; and,

o Allow for the ability fo reduce vehicle miles traveled and reduce associated air
pollution and GHG emissions.

Therefore, because this alternative fails to meet multiple project Objecﬂves, and failure
to meet even a single objective would be sufficient for rejection of the alternative, this
alternative is considered infeasible.

IV.IV.III Reduced Density Alternative (<43 du/acre)

Similar to the proposed FPA, the Reduced Density Alternative (<43 du/acre) would
include an amendment to the Navajo Community Plan. Therefore, Alternative (<43
du/acre) would amend the zoning types, in accordance with the proposed FPA, but
would call for a maximum of 43 du/acre. Implementation of this alternative would
provide 5,237 units, reducing the total number of proposed residential units in the FPA
by approximately 37 percent (3,038 units). Fewer residential units would also reduce the
number and size of new dwelling units available in the community. The zoning of the
Reduced Density Alternative (<43 du/acre) would be similar to the zoning described in
the proposed FPA; however, the community commercial zoning would be reduced to
just CC-2-5 and CC-3-6, eliminating the CC-3-8, CC-3-9 that would be allowed by the
proposed FPA. '

The permitted densities under the Reduced Density Alternative (<43 du/acre) are
consistent with the City of San Diego’s Transit Oriented Development (TOD) Guidelines.
Densities under this alternative are assigned based on proximity to future transit (i.e.,
areas closest to transit would have a density of 25 du/ac, areas slightly further away
would have a density of 12 du/ac, and areas well beyond transit service would have a
density of 7 du/ac.). '

IV.IV.II.I  Potentially Significant Effects

Implementation of the Reduced Density Alternative (<43 du/acre) would not avoid any
of the significant and unavoidable impacts of the FPA (i.e., land use [noise], air qudlity,
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traffic/circulation [capacity], and noise [operational]). However, this alternative would
generate fewer ADT due to the reduced intensity of residential development within the
villages, and thus impacts from traffic congestion (such as, air quality emissions and
noise, and greenhouse gas emissions) would be incrementally reduced from the FPA.

The Reduced Density Alternative (<43 du/acre) also lessens the intensity of residential
development. Greater density within the village areas, such as that proposed under
the FPA, better implements General Plan and FPA goals for compact communities,
wider range of housing types, affordability, greater transit opportunities, etc. The
Reduced Density alternative would allow for more suburban-type development, which
would be more auto-centric, and contribute to, rather than reduce GHG impacts.

Although this alternative would reduce density, the development footprint within the

- FPA would remain generally the same, and therefore, result in similar areas requiring
grading and ground disturbance as with the FPA. Therefore, this alternative would have
similar, or, in some cases, fewer impacts to biological resources, historical resources,
hydrology/water quality, human health/public safety/hazardous materials, ufilities
(including solid waste), and paleontological resources depending on the location and
development footprint. As with the FPA, with the exceptions noted below, strict
adherence to the applicable mitigation framework for each applicable issue area
would reduce potential impacts to below a level of significance.

IV.IV.ILIE Finding and Supporting Facts

The Reduced Density Alternative (<43 du/acre) would not result in additional significant
impacts beyond those previously disclosed for the proposed FPA. Impacts associated
with land use (noise), transportation/circulation, air quality, and noise (operational),
would be incrementally less with the reduction in overall density of development, but
would not be reduced to below a level of significance and impacts would remain
significant and unavoidable. Impacts for all other issue areas would be similar
compared to the proposed FPA. However, the Reduced Density Alternative (<43
du/acre) would not meet all of the proposed FPA's objectives. Fewer residential units
would also reduce the number of new dwelling units available in the community. The
City of San Diego's Regional Housing Needs Allocation calls for the City o develop
88,096 housing units by the year 2020. This alternative would reduce potential housing
development in the proposed FPA area by 37%, forcing the city fo find other areas to
accommodate more housing.

IV.IV.IV Reduced Density Alternative (<73 du/acre)

The Reduced Density Alternative (<73 du/acre) would reduce the density and intensity
of development compared to the proposed FPA by more than 30 percent. The
distribution of land uses would otherwise be consistent with the proposed FPA. This
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alternative would slightly reduce project impacts cssociq’red with the intensity of uses,
and any corresponding significant impacts that would result.

Similar to the proposed FPA, this alternative would include the amendment to the
Navajo Community Plan. Therefore, this alternative would amend the zoning types, in
accordance with the proposed FPA, but would call for a maximum of 73 du/acre. This
scale of reduction would likely result in fewer multi-family residential units, as well as less
intense commercial and industrial development. Impacts to land use under this
alternative would not be consistent with the increased density goals proposed in the
FPA and the Iondl,use impacts to development goals would be greater than the
proposed Navajo Community Plan. Implementation of this alternative would provide
7,356 units, reducing the total number of proposed residential units by approximately
919 units, or approximately 11 percent fewer units. The zoning of the Reduced Density
Alternative (<73 du/acre) would be similar to the zoning described in the proposed FPA;
however, more types of community commercial zoning (CC-2-5, CC-3-6, CC-3-8, CC-3-
9) would be implemented with the proposed FPA, while only CC-2-5, CC-3-6, and CC-3-
8 would be implemented with this Alternative.

IV.IV.IV.l Potentially Significant Effects

Implementation of the Reduced Density Alternative (<73 du/acre) would not avoid any
of the significant and unavoidable impacts of the FPA (i.e., land use [noise], air quality,
traffic/circulation, and noise [operational]). However, this alternative would generate
fewer ADT due fo the reduced intensity of residential development within the villages,
and thus impacts from traffic congestion (such as, air qudli’ry emissions and noise) would
be incrementally reduced from the FPA. Impacts associated with hazardous materials
would be slightly less under the Reduced Density Alternative (<73 du/acre).

The Reduced Density Alternative (<73 du/acre) also lessens the intensity of residential
development. Greater density, such as that proposed under the FPA, better
implements General Plan and FPA goals for compact communities, a wider range of
housing types, affordability, greater transit opportunities, etc. The Reduced Density
Alternative (<73 du/acre) would allow for more suburban-type development, which
would be more auto-centric, and contribute to, rather than reduce GHG impacts.

Although this alternative would reduce density, the development footprint within the
FPA would remain generally the same, and therefore, result in similar areas requiring
grading and ground disturbance as with the FPA. Therefore, this alternative would have
similar, or, in some cases, fewer impacts to biological resources, historical resources,
hydrology/water quality, human health/public safety/hazardous materials, utilities
(including solid waste), and paleontological resources depending on the location and
development footprint. As with the FPA, with the exceptions noted below, strict
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adherence to the applicable mitigation framework for each applicable issue area
would reduce potential impacts to below a level of significance.

IV.IV.IV.Il Finding and Supporting Facts

The Reduced Density Alternative (<73 du/acre) would nof result in additional significant
impacts beyond those previously disclosed for the proposed FPA. Impacts associated
with land use (noise), fransportation/circulation, air quality, and noise (operational),
would be incrementally less with the reduction in overall density of development, but
would not be reduced to below a level of significance and impacts would remain
significant and unavoidable. Impacts for all other issue areas would be similar
compared to the proposed FPA. However, the Reduced Density Alternative (<73
du/acre) would not meet all of the proposed FPA's objectives. Incrementally fewer
residential units would reduce the number of new dwelling units available in the
community. The City of San Diego's Regional Housing Needs Allocation calls for the City
to develop 88,096 housing units by the year 2020. The Reduced Density (<73 du/acre)
Alternative would reduce potential housing development in the proposed FPA area by
11%, forcing the city to find other areas to accommodate more housing.
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STATEMENT OF OVERRIDING CONSIDERATIONS (PUBLIC RESOURCES
CODE §21081(B))

Pursuant to Section 21081 (b) of CEQA and CEQA Guidelines §15093 and 15043, CEQA
requires the decision-making agency to balance, as applicable, the economic, legal,
social, technological, or other benefits of a proposed project against its unavoidable
environmental risks when determining whether to approve the project.

If the specific economic, legal, social, technological, or other benefits, including
considerations for a wider range of employment opportunities outweigh the
unavoidable adverse environmental effects, the adverse environmental effects may be
considered acceptable pursuant o Public Resources Code §21081. CEQA further
requires that when the lead agency approves a project which will result in the
occurrence of significant effects which are identified in the FEIR but are not avoided or
substantially lessened, the agency shall state in writing the specific reasons to support its
action based on the FEIR and/or other information in the record.

Pursuant fo the Public Resources Code §21081 (b} and Guidelines § 15093, the City
Council, having considered all of the foregoing, finds that the following specific
overriding economic, legal, social, or other benefits associated with the proposed
Project outweigh unavoidable adverse direct impacts related to land use, -
traffic/circulation, air quality and odor, and noise. Each of the separate benefits of the
proposed Project, as stated herein, is determined to be, unto itself and independent of
the.other project benefits, a basis for overriding all unavoidable adverse environmental
impacts identified in the Findings.

The City Council also has examined alternatives to the Project, and finds that the
proposed FPA alternatives discussed in the FEIR should not be adopted because while
each alternative meets some of the basic objectives of the FPA, they do not meet them
to the same extent as with the FPA, and do not meet the General Plan policies as
further documented below; specifically, that economic, legal, social, or other
considerations make the alternatives infeasible. The City also finds that the economic,
legal, social, and technological benefits of the proposed FPA that the City has found to
override the alternatives’ environmental benefits would be negated by the proposed
FPA's alternatives.

The City finds that the Project most fully implements the City’s desire to incorporate the
General Plan's goals and policies into its nelghborhoods as part of the long-term
community plan update process.

The City Council declares that it has adopted all feasible mitigation measures to reduce
the proposed FPA's environmental impacts to an insignificant level; considered the
entire administrative record, including the FEIR; and weighed the proposed FPA's
benefits against its environmental impacts. After doing so, the City Council has
determined that the proposed FPA's benefits outweigh its environmental impacts, and
deem them acceptable.
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The City Council identified the following public benefits in making this determination.
Each of these public benefits serves as an independent basis for overriding all
unavoidable adverse environmental impacts identified in these Findings and the FEIR.
The City Council considers these impacts to be acceptable, consistent with CEQA
Guidelines section 15093.

The California Supreme Court has stated that, “[tlhe wisdom of approving...any

- development project, a delicate task which requires a balancing of interests, is
necessarily left to the sound discretion of the local officials and their constituents who
are responsible for such decisions. The law as we interpret and apply it simply requires
that those decisions be informed, and therefore balanced.” Citizens of Goleta Valley v.
Bd. of Supers. (1990) 52 Cal.3d 553, 576.

Courts have upheld overriding considerations that were based on policy considerations
including, but not limited to, new jobs, stronger tax base, implementation of an
agency's economic development goals, growth management policies,
redevelopment plans, the need for housing and employment, conformity to community
plans and general plans, and provision of construction jobs. See Towards Responsibility
in Planning v. City Council {1988) 200 Cal. App.3d 671; Dusek v. Redevelopment
Agency (1985) 173 Cal. App.3d 1029; City of Poway v. City of San Diego (1984) 155
Cal.App.3d 1037; Markley v. City Council (1982) 131 Cal.App.3d 656.

Therefore, the decision-making body expressly finds that in accordance with Public
Resources Code §21081 (b) and 21081.5, and CEQA Guidelines §§15093 and 15043,
based on the following specific considerations, the benefits of the Project would
outweigh the Project’s significant effects on the environment:

1. The proposed FPA is necessary to promote the redesign and development of areas
which are underutilized.

The proposed FPA area is generally characterized by underutilized land and buildings,

" incompatible land uses, parcels of irregular sizes and forms which hinder development,

limit parking, and provide inadequate vehicle access. The rezone and community plan
amendment looks to make major changes to the area by providing mixed-use housing
and commercial development, and public amenities.

The General Plan states that the Grantville area is unlikely to attract new industrial
growth due to the changing needs of modern industrial businesses. The proposed FPA
includes a rezone to allow for new development rather than continue to support
industrial uses. The General Plan also encourages residential uses.in targeted Grantville
locations with refined community plan land use designations to assist in separating
potentially incompatible uses.

To promote new growth and development envisioned in the General Plan, the FPA
rezones the primarily industrial and commercial area to allow high density, mixed use
development. The new growth should attract residents, and community serving
commercial businesses to the area. The potential growth should revitalize and improve
Grantville, thus overriding the potential environmental impacts.
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2. The proposed FPA will promote Transit-Oriented Development and a multi-modal
strategy.

The Grantville Trolley Station provides an opportunity for Grantville to become a hub for
Transit-Oriented Development. New residential and commercial uses allowed in the
proposed FPA should utilize the transit station, allowing residents and visitors the
opportunity to travel without the use of a car.

Additionally, the Grantville Community Plan Implementation Overlay Zone (CPIOZ)
requires new development to provide amenities for pedestrian and bicycle travel.
Supplemental Design Regulations will require development to include bike racks,
wayfinding sighage, and pedestrian and bicycle connections to adjacent properties.
The intent is to make Grantville a place where residents and visitors can access their
homes, places to shop, and transit stations without using a car.

Although the project has significant impacts on traffic and transportation, the inclusion
of high-density housing, properly designed and implemented, meet the overall goals of
the General Plan City of Villages strategy. The strategy focuses growth into mixed-use
activity centers that are pedestrian-friendly districts linked to an improved regional
transit system. Grantville's redevelopment will transform the area into this type of
community.

3. The project will provide more market-rate and affordable housing opportunities.

The 2013 City of San Diego Housing Element included a policy to ensure the
provision of sufficient housing for all income groups to accommodate San
Diego’s anticipated share of regional growth. The housing should be provided in
a manner consistent with the development pattern of the Sustainable
Communities Strategy that will help meet regional GHG targets by improving
transportation and land use coordination and jobs/housing balance, creating
more transit-oriented, compact and walkable communities, providing more
housing capacity for allincome levels, and protecting resource areas.

The proposed FPA increases the amount of housing allowed in Grantville from an
existing 101 units to a total of 8,376 units.: The proposed FPA will promote Transit
Oriented Development within walking distance to the Grantville Trolley Station,
with a mix of residential, commercial, and industrial uses that would be designed
for the pedestrians and allow: for the ability o reduce vehicle miles fraveled and
reduce associated air pollution and GHG emissions. This would allow the City to
continue to be aleader in providing affordable housing options while improving
overall sustainability. ’

4. The FPA implements the City’s goal to incorporate its General Plan policies and
goals into its neighborhoods as part of its long term community plan update process.

The FPA is superior in meeting the General Plan’s Guiding Principles and the goals
generated by the community planning group and stakeholders because it
provides for a new tfransit/pedestrian-oriented compact mixed-use village with a
wide variety of housing types and densities. The FPA implements the Housing
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Elements major goals 1 and 4 with the provision of sufficient housing for alll
income groups and providing affordable housing opportunities consistent with a
land.use pattern which promotes infill development and socioeconomic equity,
while facilitating compliance with all applicable federal, state, and local laws
and regulations. ‘

The alternatives considered include the No Project Alternative, and two
Reduced Density Alternatives. The Reduced Density (<43 du/acre) Alternative is
identified as the Environmentally Superior Alternative, as it would reduce the
proposed FPA's density and intensity by more than 60 percent. However, this
alternative would reduce the extent of residential development within areas
designated for community commercial development. This alternative would not
achieve the level of density and intensity necessary to support the vilage goals
and objectives that are included in the City's General Plan. The alternative does
not support transit-level densities in the Grantville that would implement the
General Plan's Mobility Element policy ME-B.9.

The FPA implements the Economic Prosperity Element’s goals and Appendix C,
EP-3. The increased residential density will assist in meeting the City's affordable
housing needs and provide for a mix of housing types and the integration of
affordable housing. The CPIOZ would ensure that both private and public
development is constructed to a high quality and high aesthetic standard.

The CPIOZ also provides a multi-modal transportation strategy that will enhance
the qudlity of life for the community through street design solutions as identified
the General Plan's Mobility Element.

These recommendations that are based on the General Plan goals will create
diverse new housing near transit opportunities in an area designated as a high
propensity for a vilage and determined to be a viable option for
redevelopment. Therefore, the FPA is consistent with the General Plan’'s Guiding
Principles. These specific factors support the decision to approve the project
despite the significant unavoidable impacts identified in the PEIR.

5. The project will implémeni the City’s San Diego River Master Plan and improve

Alv

A godl

arado Creek.

of the proposed FPA is to implement the City's San Diego River Master Plan. The

Plan contains policy recommendations for the entire River Park Area and for specific
sections of the River Park. The proposed FPA implements both types in several ways.

The proposed FPA is consistent with the Master Plan recommendations pertaining fo the

use of
consid
encou

appropriate native riparian and upland vegetation, hydrology and water quality
erations, corridor establishment, providing active uses fronting the river,
raging development to face the river, and including access to the river through

new developmenf. Future project would be encouraged to create public parks and
opportunities for water recreation in the Grantville area as well.
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| INTRODUCTION

The following Findings are made for the Grantville Focused Plan Amendment
(hereinafter referred to as the "Project”). The environmental effects of the Project are
addressed in the Final Environmental Impact Report (“FEIR") dated May 2015 (State
Clearinghouse No. 2013111017), which is incorporated by reference herein.

The California Environmental Quality Act (CEQA) (Pub. Res. Code §§ 21000, efseq.) and
the State CEQA Guidelines (Guidelines) {14 Cal. Code Regs §§ 15000, et seq.)
promulgated thereunder, require that the environmental impacts of a proposed project
be examined before a project is approved. In addition, once significant impacts have
been identified, CEQA and the CEQA Guidelines require that certain findings be made
before project approval. It is the exclusive discretion of the decision maker certifying the
EIR to determine the adequacy of the proposed candidate findings. Specifically,
regarding findings, Guidelines Section 15091 provides:

(a) No public agency shall approve or carry out a project for which an EIR has
been certified which identifies one or more significant environmental effects
of the project unless the public agency makes one or more written findings
for each of those significant effects, accompanied by a brief explanation of
the rationale for each finding. The possible findings are:

1. . Changes or alterations have been required in, or incorporated into,
the project which avoid or substantially lessen the significant
environmental effect as identified in the Final EIR.

2. Such changes or alterations are within the responsibility and jurisdiction
of another public agency and not the agency making the finding.
Such changes have been adopted by such other agency or can and
should be adopted by such other agency.

3. Specific economic, legal, social, technological, or other
considerations, including considerations for the provision of
employment opportunities for highly tfrained workers, make infeasible
the mitigation measures or project alternatives identified in the final
EIR.

(b) The findings required by subdivision (a) shall be supported by substantial
evidence in the record.

(c) The finding in subdivision (a)(2) shall not be made if the agency making the
finding has concurrent jurisdiction with another agency to deal with identified
feasible mitigation measures or alternatives. The finding in subdivision (a)(3)
shall describe the specific reasons for rejecting identified mitigation measures
and project alternatives.
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(d) When making the findings required in subdivision (a)(1), the agency shall also
adopt a program for reporfing on or monitoring the changes which it has
either required in the project or made a condition of approval o avoid or
substantially lessen significant environmental effects. These measures must be
fully enforceable through permit conditions, agreements, or other measures.

(e) The public agency shall specify the location and custodian of the documents
or other materials which constitute the record of the proceedings upon which
its decision is based. |

(f) A statement made pursuant fo Section 15093 does not substitute for the
findings required by this section. '

These requirements also exist in Section 21081 of the CEQA statute. The “changes or
alterations” referred to in Section 15091 (a)(1) above, that are required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effects of the project, may include a wide variety of measures or actions
as set forth in Guidelines Section 15370, including:

(Q) Avoiding the impact altogether by not taking a certain action or parts of an

action.

(b) Minimizing impacts by limiting the degree or magnitude of the action and its
implementation.

(c) Rectifying the impact by repairing, rehabilitating, or restoring the impacted
environment,

(d) Reducing or eliminating the impact over time by preservation and
maintenance operations during the life of the action.

(e) .Compensating for the impact by replacing or providing substitute resources

or environments.

Should significant and unavoidable impacts remain after changes or alterations are
applied to the project, a Statement of Overriding Considerations must be prepared. The
statement provides the lead agency's views on whether the benefits of a project
outweigh its unavoidable adverse environmental effects. Regarding a Statement of
Overriding Considerations, Guidelines Section 15093 provides:

{(a) CEQA requires the decision-making agency to balance, as applicable, the
economic, legal, social, technological, or other benefits, including region- wide
or statewide environmental benefits, of a proposed project against its
unavoidable environmental risks when determining whether to approve the -
project. If the specific economic, legal, social, technological, or other benefits,
including region-wide or statewide environmental benefits, of a proposed -
project outweigh the unavoidable adverse environmental effects, the adverse
environmental effects may be considered “acceptable.”
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(b) When the lead agency approves a project which will result in the occurrence of
significant effects which are identified in the final EIR but are not avoided or
substantially lessened, the agency shall state in writing the specific reasons to
support its action based on the final EIR and/or other information in the record.
The statement of overriding considerations shall be supported by substantial
evidence in the record. _

(c) If an agency makes a statement of overriding considerations, the statement
should be included in the record of the project approval and should be
mentioned in the notice of determination. This statement does not substitute for,
and shall be in addition to, findings required pursuant to Section 15091.

Having received, reviewed and considered the Final Environmental Impact Report for
the Grantville Focused Plan Amendment Project, State Clearinghouse No. 2013111017
(FEIR),' as well as all other information in the record of proceedings on this matter, the
following Findings of Fact (Findings) are made by the City of San Diego (City) inits
capacity as the CEQA Lead Agency. These Findings set forth the environmental basis
for current and subsequent discretionary actions to be undertaken by the City and
responsible agencies for the implementation of the project.

I PROJECT SUMMARY

Il.I  Project Location

The proposed Grantville Focused Plan Amendment (FPA) area is located within the
Navajo Community Plan area in the City of San Diego and in the County of San Diego.
The proposed FPA incorporates an approximately 280-acre area comprised of
commercial, office, industrial, public facility, park and open space uses located
immediately north of Interstate 8 along both sides of Fairmount Avenue, Friars Road and
Mission Gorge Road north to Zion Avenue, and including several parcels north of Zion
Avenue,

LIl Project Background

The City of San Diego has adopted community plans that provide land use
development guidelines for property within each community. The proposed FPA area is
located within the Navajo Community Planning Area which was adopted in 1982 with
subseqguent amendments. The Navajo Community Plan is approximately 8,000 acres
located in the easterly portion of the City of San Diego. It includes the community areas
of Allied Gardens, Del Cerro, Grantville and San Carlos. It is bounded on the north by
Mission Gorge, on the east by the cities of El Cajon and La Mesa, on the south by
Highway 8 and on the west by the San Diego River channel. The proposed elements of
the amendment are discussed below, future development activities within the”
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proposed FPA would be required to comply with the Navajo Community Plan,
Community Plan Amendment, and the City's Land Development Code.

ILII Project Description and Purpose

The proposed FPA consists of four components: (1) a Community Plan Amendment
(CPA) to the Navajo Community Plan; (2} including an amendment to the Community
Plan Implementation Overlay Zone (CPIOZ) in the Navajo Community Plan; (3) the
processing of rezones to implement the plan amendment; and, (4) an update to the
Public Facilities Financing Plan (PFFP) for the Navajo planning area. The proposed FPA
and rezones would infroduce mixed-use residential and commercial development to
the Grantville neighborhood, which is currently comprised of predominately industrial
and commercial uses. The proposed FPA will set out the long-range vision and
comprehensive policy framework for how Grantville could develop over the next 20 to
30 years. The proposed FPA will provide policy direction for future development and
has been guided by the citywide policy direction contained in the City of San Diego
General Plan {2008).

The following primary objectives support the purpose of the project, assist the Lead
Agency in developing a reasonable range of alternatives to be evaluated in the EIR,
and ultimately aid decision-makers in preparing findings and overriding considerations,
if necessary. ‘ '

¢ Promote planning, redesign, and development of areas which are underutilized:

¢ Promote Transit Oriented Development within walking distance to the Grantville
Trolley Station, with a mix of residential, commercial, and industrial uses that
would be designed for the pedestrians without excluding automobiles;

e Promote a multi-modal fransportation strategy including walkable and bicycle-
friendly streets, accessible and enhanced transit options, and comprehensive
parking strategies throughout the community;

e Provide more market-rate and affordable housing opportunities consistent with a
land use pattern that promotes infill development and socioeconomic equity;

e Provide an incentive for development within the Grantville Community Plan
Implementation Overlay Zone (CPIOZ) by streamlining the permit processing
requirements in order to ensure a less costly and time-intensive process;

* Allow for the ability to reduce vehicle miles traveled and reduce associated air
pollution and GHG emissions;

o Conserve resource lands and open space; and,

e Facilitate implemen’roﬁon of the San Diego River Park Master Plan.
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Il SUMMARY OF IMPACTS

As described in Section 3.0 of the FEIR, the proposed FPA is an amendment to the
current adopted 1982 Navajo Community Plan. The proposed FPA is also a component
of the City's General Plan as it expresses the General Plan policies in the proposed FPA
area through the provision of more site-specific recommendations that implement
goals and policies contained within the 10 elements of the General Plan. As such, the
proposed FPA sets forth procedures for implementation and provides goals and policies
for future development within the portion of the proposed FPA area under the City's -
jurisdiction. |

Controls-on development and use of public and private property including zoning,
design conftrols, and implementation of fransportation improvements are included as
part of the plan implementation program.

The FEIR concludes that the proposed FPA will have no potentially significant impacts

and require no mitigation measures with respect to the following issues:

Land Use

o General Plan Land Use Consistency (except Noise)
o Navagjo Community Plan Consistency

o Land Development Code
O

Environmental Plan Consistency (MSCP Specific Management Directives for

Grantville)
o San Diego River Park Master Plan

Transportation/Circulation
o Traffic Hozards
o Alternative Transportation

Air Quality

o Regional Air Quality Strategy Consistency
o Sensitive Receptors

o Odors

Greenhouse Gas Emissions
o Consistency with Adopted Plans, Policies, and Regulations
o Cumulative GHG Emissions

Hydrology
o Drainage Patterns
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Visual/Aesthetics

o Public Views

o Aesthetic Appearance

o Bulk and Scale

o Neighborhood Character
o Light and Glare

Geology and Soils
o Geologic Hazards
o FErosion

Health and Safety .
o Emergency Response and Evacuation Plans

Paleontological Resources

Public Services and Facilities
o Fire, police services, schools, parkland, and libraries

Public Utilities
o Energy and Water Usage
o Landscape Elements

Agricultural and Mineral Resources

o Conversion of Agricultural Land

o City and Regional Consequences of Agricultural Land Conversion
o Mineral Resources
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Potentially significant impacts of the proposed FPA will be mitigated to below a level of

significance with respect o the following issues:

e land Use
o MHPA / Land Use Adjacency Guidelines
o Environmentally Sensitive Lands Regulations

o Transportation/Circulation
o Traffic generation

e Air Quality
o Air Quality Standards

e Biological Resources

Sensitive Flora and Fauna
Sensitive Habitats

Wildlife Corridors/Migratory Wildlife

Invasive Species

O O O O O 0O

water bodies.

e Hydrology
o Runoff

¢  Water Quality
o Pollutant Discharge

e Historical Resources
o Prehistoric/Historical Sites
o Religious or Sacred Uses and Human Remains
o Archaeological Resources

o Geology and Soils
o Geologic Stability ’

e Health and Safety
o Wildland Fire Hazards
o Hazardous Waste Exposure to Schools
o Government Lists of Hazardous Mcn’renols Sites
o Toxic Substances Exposure

"« Public Utilities
o Utilities Systems

Habitat Conservation Plans/MHPA Land Use Adjacency Guidelines

Discharging into receiving waters with Envnronmen’rolly Sensitive Lands or
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No feasible mitigation measures are available to reduce impacts to below a level of
~significance for the following issues:

~ e landUse
o General Plan Land Use Consistency: Noise Element
o Noise Compatibility

e Transportation/Circulation
o Traffic Load and Capacity
o Freeway Segments/Ramps

o Air Quality
o Cumulative Air Pollutant Emissions
o Parficulate Matter

e Noise
o Exposure of Noise-Sensitive Land Uses
o Ambient Noise Level Increase

IVFINDINGS REGARDING SIGNIFICANT IMPACTS

IV.] Findings Regarding Impacts That Will be Mitigated to Below a
Level of Significance (CEQA §21081(a)(1) and CEQA Guidelines
§15091(a)(1)

The City, having independently reviewed and considered the information contained in
the FEIR and the public record for the project, finds, pursuant to Public Resource Code
§21081{a)(1) and State CEQA Guidelines §15091(a){1), that changes or alterations have
been required in, or incorporated into, the Project which would mitigate or avoid the
significant effects on the environment related to:

e lLand Use (Issues 3 and 4)

e Transportation (Issue 2)

e Air Quality (Issue 2)

e Biological Resources (Issues 1-7)

e Hydrology {(lssue 1)

e  Water Quality (Issue 1)

e Historical Resources (Issues 1-3)

e Geology and Sails {Issue 3)

e Health and Safety Hazards (Issues 1, 2, 4, and 5)
e Public Utilities (Issue 1)
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IV.LI Land Use (MHPA / Land Use Adjacency Guidelines - Edge Effects)
IV.LLI Signifiéani Effect

Implementation of the FPA Would introduce land uses adjacent to the MHPA, which
would potentially result in a significant impact at the program-level.

vV.LLH Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance
by compliance with the City of San Diego MSCP Subarea Plan and its implementing
regulations and the implementation of the mitigation measures LU-1 identified in
Section 5.1.7 of the FEIR. Implementation of this mitigation framework would require
that all subsequent development projects implemented in accordance with the FPA
which are adjacent to the MHPA shall comply with the Land Use Adjacency Guidelines
of the MSCP in terms of land use, drainage, access, foxic substances in runoff, lighting,
noise, invasive plant species, grading, and brush management requirements.

Mitigation measures include, but are noft limited to: sufficient buffers and design
features, barriers (rocks, boulders, signage, fencing, and appropriate vegetation) where
necessary, lighting directed away from the MHPA, and berms or walls adjacent to
commercial or industrial areas and any other use that may introduce construction noise
or noise from future development that could impact or interfere with wildlife utilization
of the MHPA. The biologist for each proposed project would identify specific mitigation
measures needed to reduce impacts fo below a level of significance. Subsequent
environmental review would be required to determine the significance of impacts
related to compliance with the.Land Use Adjacency Guidelines of the MSCP Subarea
Plan {SAP). Prior to approval of any subsequent development project in an area
‘adjacent to the MHPA, the City of San Diego shall identify specific conditions of
approval in order to avoid or to reduce potential impacts to adjacent the MHPA.

IV.LLLIN Rationale and Conclusion

The Mitigation framework assures that future projects adjacent to the MHPA comply
with the Land Use Adjacency Guidelines of the MSCP in terms of land use, drainage,
access, toxic substances in runoff, lighting, noise, invasive plant species, grading, and
brush management requirements. This mitigation framework would reduce potentially
significant land use (regulatory compliance) impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP. '

Grantville Focused Plan Amendment Findings and Statement of Overriding Considerations - 10 May 2015
Final PEIR



FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS

IV.LII Land Use (Regulation Consistency - Conflict with Plans for Biological

Resources)
IV.LILI  Significant Effect

¢

A potentially significant impact could result from a conflict with the purpose and intent
of the City's MSCP Subarea Plan, and the Biology Guidelines/Environmentally Sensitive
Lands (ESL) regulations. Given the presence of biological resources within and adjacent
to the FPA areq, implementation of the FPA has the potential to result in significant
impacts to biological resources.

IV.LILI Facts in Support of Finding

Future development located within or adjacent to MHPA lands would be required to
comply with the applicable provisions of the City's MSCP Subarea Plan. For parcels
partially constrained by the MHPA, biological impacts would require mitigation at the
ratios set forth in Table 5.1-7 in the FEIR. In addition, implementation of the Mitigation
Framework as detailed in Mitigation Measures LU-1 in Section 5.1.7 of the FEIR would
ensure that any potential impacts to the City’s MSCP plan area that may result from
future development projects would be reduced to a less than significant level.

IV.LILII  Rationale and Conclusion

Mitigation framework LU-1 assures that future development project types that are
consistent with the FPA, base zone regulations, and the supplemental regulations for
CPIOZ Type A and can demonstrate that there are no biological resources present on
the project site can be processed ministerially and would not be subject to further
environmental review under CEQA. Development proposals that do not comply with
the CPIOZ Type A supplemental regulations shall be subject to discretionary review in
accordance with CPIOZ Type B and the Mitigation Framework LU-1.This mitigation
framework would reduce potentially significant land use (regulatory compliance)
impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LIII  Transportation (Traffic Generation)
IV.LILT  Significant Effect

Implementation of the FPA has the potential to generate additional traffic such that
fraffic levels would exceed specific community plan allocations.
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IV.LIILIY . Facts in Support of Finding

The proposed FPA would be a mixed use transit oriented development (TOD) project
that aims to reduce vehicle trips and promote all which is achieved with the support of
the existing Grantville Trolley Station. The proposed FPA fransportation improvements
identified in this study are consistent with the current Navajo Community Plan and the
Navajo Public Financing Plan (2013).

As discussed in 5.2.3.1 of the FPA, as based on the calculated trip generation in
accordance to the City of San Diego Trip Generation Manual (May 2003), the proposed
FPA is calculated to generate approximately 27,360 new ADT with the reduction of 400
inbound trips and.the addition of 2,573 outbound frips during the AM peak hour and
the addition of 2,201 inbound trips and the reduction of 53 outbound trips during the PM
peak hour. Implementation of the proposed FPA would increase density and ultimately
result in a significant increase in traffic within the proposed FPA area.

Mitigation measures T-23 through T-26 are included to ensure future development
adheres to the proposed FPA's goals. Therefore, with the approval of the amendment
to the Navajo Community Plan, and the implementation of Mitigation Measure T-23
through T-26, fraffic generation impacts related to the implementation of the proposed
FPA would be reduced to a level less than significant.

IV.LIILIII Rationale and Conclusion

Development projects that comply with the supplemental regulations for CPIOZ-Type A
and the regulations of the underlying zone, and can provide documentation from a
Cdlifornia Registered Traffic Engineer stating that the proposed project’s traffic volumes
are based on the City's trip generation rates and meet one of the criteria found in SDR
1, can be processed ministerially and would not be subject to further environmental
review under CEQA. Development proposals that do not comply with the CPIOZ Type A
supplemental regulations and do not meet one of the criteria found in SDR 1 shall be
subject to discretionary review in accordance with CPIOZ-Type B and the Mitigation
Framework as detailed in T-23 through T-26.

T-23 through T-26 would require that Pedestrian Circulation Improvements, Bicycle
Circulation Improvements Transit and Transportation Demand Management
improvements be implemented in accordance with future development within the FPA
area. This mitigation framework would reduce potentially significant impacts for
additional traffic generation to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA’'s MMRP.
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IV.LIV  Air Quality (Air Quality Standards)

IV.LIV.]  Significant Effect

Future demolition, grading, and construction activities of future development projects
allowed under the proposed FPA would generate temporary air pollutant emissions.
These emissions could result in a violation of air quality standards or conftribute
substantially to an existing or projected air quality violation. Potential impacts to air
quality standards associated with construction of projects implemented in accordance
with the FPA would be significant.

IV.LIV.lL  Facts in Support of Finding

Per the Mitigation Framework for Air Quality Impacts, future development projects
within the proposed FPA area would be required to demonstrate compliance with
SDAPCD regulations and associated BMPs related to potential construction emissions.
In addition, compliance with SDMC Section 142.0710 would reduce the potential for
pollutants to affect nearby sensitive receptors. With adherence to the Mitigation
Framework as detailed in Mitigation Measure AQ-1, in Section 5.3.4.3 of the FEIR, the
implementation of the FPA would not result in the exceedance of air quality standards.
Therefore the impact to air quality standards would be less than significant.

IV.LIV.II Rationale and Conclusion

The Mitigation framework assures that future projects adhere to the SDAPCD regulations
and comply with the SDMC and implementation of AQ-1. This mitigation framework
would reduce potentially significant air quality standards impacts to below a level of
significance. '

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LV  Biological Resources (Sensitive Flora or Fauna)
IV.LV.I Significant Effect

Implementation of the FPA has the potential to impact sensitive plants and animals
directly through the loss of habitat or indirectly by placing development adjacent to
the MHPA.

IV.LV.II  Factsin Support of Finding

All impacts to sensitive biological resources shall be avoided to the maximum extent
practicable and minimized when avoidance is not possible. For future development
projects that are consistent with the FPA, base zone regulations, and the supplemental
regulations for CPIOZ Type A and can demonstrate that no biological resources are
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present, the project can be processed ministerially and would not be subject to further
environmental review under CEQA.

Future development which does not comply with CPIOZ Type A shall be subject to
review in accordance with CPIOZ Type B and shall implement the biological resources
mitigation framework detailed in Section 5.6 of the FEIR and discussed further below.
Where impacts are not avoidable or cannot be minimized through project design, site-
specific mitigation shall be required to reduce significant impacts fo below a level of
significance. Mitigation measures typically employed include resource avoidance,
restoration, or creation of habitat, dedication, or acquisition of habitat, or payment into
the City of San Diego's Habitat Acquisiﬁon Fund or other City-approved mitigation
bank.

Mitigation framework BR-1and BR-2 for impacts to sensitive plants and animals would
require that site-specific biological resources surveys be conducted in accordance with
City of San Diego Biology Guidelines (2012), and mitigation for impacts to sensitive
upland habitats shall occur in accordance with the MSCP mitigation ratios as specified
within the City’s Biology Guidelines (City of San Diego 2012a).

Specific measures necessary for reducing potential construction-related noise impacts
to the coastal California gnatcatcher, least Bell's vireo, and the cactus wren are further
detailed in mitigation framework BR-1 and BR-2, detailed in Section 5.6.9.1 of the FEIR.

Potentially significant impacts to wetlands would be mitigated through implemén’ro’rion
of the Mitigation Framework found in BR-4, detailed in Section 5.4.9.1 of the FEIR.

Potentially significant impacts to sensitive plants and animals would be mitigated to
below a level of significance with implementation of the mitigation frameworks in BR-1
to BR-4 and LU-1 identified in Sections 5.1 and 5.6 of the FEIR. Mitigation measures for
sensitive biological resources would be determined and implemented at the project-
level. Adherence to the recommendations in mitigation framework BR-1 to BR-4 and LU-
1 would reduce impacts to sensitive biological resources.

IV.LV.IIl  Rationale and Conclusion

Mitigation frameworks BR-1 — BR-4 and LU-1 together would assure that future
development implemented in accordance with the FPA would be able to mitigate
impacts to sensitive plant and animal species. This mitigation framework would reduce
potentially significant impacts to biological resources to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.
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IV.LVI Biological Resources (Migratory Wildlife)
IV.LVLI  Significant Effect

Future development, including construction or extension of FPA roadways, utility lines,
and/or temporary construction activities, has the potential to interfere with nesting,
reduce foraging habitat, and obstruct wildlife movement as a result of noise,
construction activities, habitat loss and/or fragmentation. Direct or indirect impacts to
migratory wildlife nesting, foraging, and movement would be significant.

IV.LVLI - Facts in Support of Finding

The potentially significant impact would be mitigated to below alevel of significance
with implementation of the mitigation framework BR-5 under Section 5.6.9.1 of the FEIR.
Implementation of mitigation framework BR-5 would require identification of site-
specific mitigation for future projects to reduce potentially significant impacts that
would interfere with the nesting, foraging, or movement of wildlife species within the
FPA areq, prepared in accordance with City of San Diego Biology Guidelines as further
detailed in BR-2 during the discretionary review process.

IV.LVLIII Rationale and Conclusion

Mitigation Framework BR-5 would assure that future development implemented in
accordance with the FPA would be able to mitigate impacts to migratory wildlife. This
mitigation framework would reduce potentially significant impacts to bioclogical
resources (migratory wildlife) to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LVIl Biological Resources (Sensitive Habitats)

IV.LVILI  Significant Effect

Impacts to Tier I, 1, 1A, and lliB habitats through implementation of the FPA would be
significant. These sensitive habitats include: maritime succulent scrub, native grassland,
Diegan coastal sage scrub, southern mixed chaparral, non-native grassland, and
riparian scrub. '

IV.LVILII Facts in Support of Finding

Allimpacts to sensitive biological habitats shall be avoided to the maximum extent
practicable and minimized when avoidance is not possible. For future projects that are
consistent with the FPA, base zone regulations, and the supplemental regulations for
CPIOZ Type A, and can demonstrate that no biological resources are present; the
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project can be processed ministerially and would not be subject to further
environmental review under CEQA. '

Future development that does not comply with CPIOZ Type A shall be subject fo review
in accordance with CPIOZ Type B and shall implement the biological resources
mitigation framework detailed in Section 5.6 of the FEIR. Where impacts are not
avoidable or cannot be minimized through project design, site-specific mitigation shall
be required to reduce significant impacts to below a level of significance. Mitigation
measures include resource avoidance, restoration, or creation of habitat, dedication,
or acquisition of habitat, or payment into the City of San Diego's Habitat Acquisition
Fund or other City-approved mitigation bank.

The potentially significant impact to sensitive habitat would be mitigated to below a
level of significance with implementation of the measures detailed in Mitigation
Framework BR-2 under Section 5.6.9.1 of the FEIR. Implementation of mitigation
framework BR -2 would require that site-specific biological resources surveys be
conducted in accordance with City of San Diego Biology Guidelines (2012}, and
mitigation implemented for impacts to sensitive upland habitats in accordance with the
MSCP mitigation ratios specified within the City's Biology Guidelines (City of San Diego
2012a) for all subsequent projects implemented in accordance with the FPA.

IV.LVILIII Rationale and Conclusion

Mitigation framework BR-2 would assure that future development implemented in
accordance with the FPA would mitigate impacts to sensitive habitat. This mitigation
framework would reduce potentially significant impacts to biological resources
(sensitive habitat) to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA’s MMRP.

IV.LLVIIl Biological Resources (Wetlands and Discharge into Jurisdictional
Waters)

IV.LVIILI Significant Effect

Impacts to wetlands and other jurisdictional water resources resulting from subsequent
development projects implemented in accordance with the FPA would be significant.
These sensitive habitats include but are not limited to riparian habitat and the San
Diego River.

IV.LVIILH Facts in Support of Finding

All impacts to wetlands and other jurisdictional water resources shall be avoided to the
maximum extent feasible and minimized when avoidance is not possible. For future
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projects that are consistent with the FPA, base zone regulations, and the supplemental
regulations for CPIOZ Type A, and can demonstrate that no biological resources are
present; the project can be processed ministerially and would not-be subject to further
environmental review under CEQA.

Future development, which does not comply with CPIOZ Type A, shall be subject to
review in accordance with CPIOZ Type B and shall implement the biological resources
mitigation framework detailed in Section 5.6 of the FEIR. Where impacts are not
avoidable or cannot be minimized through project design, site-specific mitigation shall
be required to reduce significant impacts fo below a level of significance. Mitigation
measures include resource avoidance, restoration, or creation of habitat; dedication,
or acquisition of habitat; or payment into the City of San Diego’s Habitat Acquisition
Fund or other City-approved mitigation bank.

The potentially significant impact to sensitive habitat would be mitigated to below a
level of significance with implementation of the mitigation framework BR-4 under
Section 5.4.9.10f the FEIR. Implementation of mitigation framework would require site-
specific biological resources surveys be conducted in accordance with City of San
Diego Biology Guidelines (2012), and mitigation implemented for impacts to wetlands,
vernal pools and other jurisdictional water resources in accordance with the MSCP
mitigation ratios specified within the City's Biology Guidelines (City of San Diego 2012q)
for all subsequent projects implemented in accordance with the FPA.

IV.LVIILIII Rationale and Conclusion

Mitigation framework BR-4 would assure that future development implemented in
accordance with the FPA would mitigate impacts to wetlands and other jurisdictional
water resources. This mitigation framework would reduce potentially significant impacts
to biological resources (wetlands, vernal pools and other jurisdictional water resources)
to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LIX Biological Resources (MSCP)

IV.LIX.I  Significant Effect

Implementation of the FPA would introduce land uses adjacent to the MHPA; thisis a
potentially significant impact at the program-level. :

IV.LIXII  Factsin Support of Finding

The potentially significant impact would be mitigated to below a level of significance
with implementation of mitigation framework outlined in LU-1, detailed in Section 5.1.7
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of the FEIR. Implementation of mitigation framework outlined in LU-1 would require that
MHPA adjacency impacts be addressed at the project-level, as discussed above under
Land Use (MHPA / Land Use Adjacency Guidelines).

IV.LIX.lIl Rationale and Conclusion

Mitigation framewark outlined in LU-1 assures that future projects located adjacent fo
the MHPA would comply with the Land Use Adjacency Guidelines of the MSCP in terms
of land use, drainage, access, toxic substances in runoff, lighting, noise, invasive plant
species, grading, and brush management requirements. This mitigation framework
would reduce potentially significant land use {regulatory compliance) impacts to
below a level of significance. : '

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP. '

IV.LX  Biological Resources (Invasive Plants)
IV.LX.I Significant Effect

The proposed FPA has the potential to indirectly impact vegetation communities
through the introduction of invasive plant species into a natural open space area.
Permanent indirect impacts could occur from an increase in the amount of edge

.~ habitat, which has the potential to increase opportunities for invasive plant species to
spread and colonize areas in the MHPA. If uncontrolled, invasive species could
significantly impact the integrity of the MHPA in the FPA area.

IV.LX.Il  Facts in Support of Finding

All future projects would be required to implement the MHPA Land Use Adjacency
Guidelines and mitigation framework LU-1, detailed in Section 5.1.7 of the FEIR, which
require that a development project’s landscape plan would not contain any exotic
plant/invasive species and would include an appropriate mix of native species which
would be used adjacent to the MHPA.

IV.LX.III  Rationale and Conclusion

Mitigation framework LU-1 assures that future projects located adjacent to the MHPA

would comply with the Land Use Adjacency Guidelines of the MSCP in terms of invasive
plant species. This mitigation framework would reduce potentially significant Biological
Resources (Invasive Plants) impacts to below a level of significance. '

Implementation of this mitigation framework would be assured through incorporation
into the FPA’s MMRP.
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IV.LXI Hydrology (Runoff)
IV.LXL.I  Significant Effect

Buildout in accordance with the FPA would have the potential to change surface
runoff characteristics including volume of runoff, rate of runoff, and drainage patterns,
and could result in alterations to on- and off-site drainage. Therefore, implementation
of the FPA has the potential to result in significant direct and indirect impacts
associated with runoff and alterations to on-and off-site drainage patterns.

IV.LXLIl  Facts in Support of Finding

Potentially significant impacts associated with fncreosed runoff would be mitigated to
below a level of significance with implementation of mitigation framework HYD-1
identified in Section 5.7.3.3 of the FEIR.

HYD-1 would require, prior to approval of future projects implemented under the FPA,
the applicant to demonstrate to the satisfaction of the City Engineer that the future
project is sited and designed to minimize impacts on absorption rates, drainage
patterns, and surface runoff rates and floodwaters in accordance with current City and
RWQCB regulations. Future design of projects shall incorporate all practicable measures
in accordance with the RWQCSB, the City Storm Water Runoff and Drainage
Regulations, and the LDC, and shall be based on the recommendations of a detailed
hydraulic analysis.

IV.LXLIII Rationale and Conclusion

The individual actions making up mitigation framework HYD-1 assure that future projects
implemented in accordance with the FPA are subject to the requirements of the Storm
Water Standards Manual, which includes design of new or improved systems to meet
local and state regulatory requirements satisfactory to the City Engineer. Strict
adherence to the mitigation framework, which requires regulatory compliance as
noted above, along with GP and FPA policy compliance for reducing storm water
runoff, would ensure that potential impacts to downstream resources would be
reduced to below a level of significance.

Implementation of this mitigation framework would be assured through regulatory
compliance. '

IV.LXII Water Quality

IV.LXILI  Significant Effect

Future projects constructed during buildout of the FPA could result in impacts to water
quality, including discharges to surface or groundwater. Development per the FPA, and
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associated runoff, could impact water quality. Grading and exposed soil could result in
sedimentation. '

IV.LXILII  Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance
with implementation of mitigation framework HYD-1 identfified in Section 5.7.3.3 of the

- FEIR. Implementation of this mitigation framework would require that future projec’rs be
sited and designed to minimize impacts on receiving waters, in particular, the discharge
of identified pollutants to an already impaired water body. Prior to approval of any
entittlements for any future project, the City shall ensure that any impacts on receiving
waters be precluded and, if necessary, mitigated in accordance with the requirements
of the City's Storm Water Runoff and Drainage Regulations and other appropriate
agencies (e.g., RWQCB). To prevent erosion, siltation, and transport of urban pollutants,
all future projects shall be designed to incorporate any applicable storm water
improvement, both off- and on-site, in accordance with the City of San Diego
Stormwater Standards Manual. Future projects shall incorporate storm water
improvements and water quality protection measures as determined by projecf-
specific water quality reports

IV.LXILIIT Rationale and Conclusion

These individual actions making up mi'ﬁgoﬁon framework HYD-1 reiterate that future
development implemented in accordance with the FPA would be subject to the
requirements of the Storm Water Standards, which includes design of new or improved
systems to meet local and state regulatory requirements satisfactory to the City
Engineer. Strict adherence to the mitigation framework detailed in HYD -1, which also
requires regulatory compliance, would ensure that potential impacts related to
discharges into surface or ground water, alterations to surface or groundwater,
increases in pollutant discharges (erosion) and downstream sedimentation would be
reduced to below a level of significance.

Implementation of this mifigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.

IV.LXIII Historical Resources (Prehistoric/Historic Resources)

IV.LXIIL.I  Significant Effect

The proposed FPA area includes a recommendation for future evaluation as the FPA
area contains resources that are potentially eligible for the City Register and/or the
California Register of Historic Resources (CRHR). Future buildout of the proposed FPA
area would facilitate future development that has the potential to impact these
potentially eligible historic resources. The demolition or substantial alteration of a
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resource listed on, or formally determined eligible for, the City Register and/or the CRHR
would represent a significant direct impact to historical resources.

IV.LXIN.I Facts in Support of Finding

For future development project types that are consistent with the FPA, base zone
regulations, and the supplemental regulations for CPIOZ Type A, and can demonstrate
that there are no archaeological resources present on the project site; the project can
be processed mihisferiolly and would not be subject to further environmental review
under CEQA.

Development proposals that do not comply with the CPIOZ Type A supplemental
regulations shall be subject to discretionary review in accordance with CPIOZ Type B
and shall implement the mitigation framework for Historical Resources, HR-1, detailed in
Section 5.9.2.3 of the FEIR. ‘

Mitigation Framework HR-1 would require that the City determine whether the affected
building/structure is historically significant as outlined in the Historical Resources
Guidelines prior to issuance of any permit for a future development project that would
directly or indirectly affect a building/structure in excess of 45 years of age.

Preferred mitigation for historic buildings or structures shall be to avoid the resource
through project redesign. If the resource cannot be entirely avoided, all prudent and
feasible measures to minimize harm to the resource shall be taken. These measures
would be detailed in a site-specific report prepared at the project-level.

IV.LXIILII Rationale and Conclusion

HR-1 would require that, for future development within the FPA area that would directly
orindirectly affect a building/structure in excess of 45 years, site-specific surveys be
conducted to identify any significant on-site historic resources, and if such resources are
found, that appropriate measures are taken in accordance with CEQA and the City's
Historical Resources Regulations . This mitigation framework would reduce potentially
significant impacts to historical resources (prehistoric/historic sites) to below a level of
significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.L.XIV Historical Resources (Religious/Sacred Uses and Human Remains)

IV.LLXIV.l Significant Effect

Impacts to religious or sacred uses in association with construction of future projects
implemented in accordance with the FPA would be significant. Future construction or
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grading could also expose buried human remains. Potential impacts to human remains
associated with construction of projects implemented in accordance with the FPA
would be significant

IV.LXIV.II Factsin Support of Finding

The mitigation framework for impacts to religious or sacred uses shall implement
mitigation framework HR-2, described in detail in Section 5.9.4.3 of the FEIR.

IV..XIV.IIl Rationale and Conclusion

HR-2 would require that, prior to issuance of any permit that could directly affect an
archaeological resources or resources associated with prehistoric Native American
~activities, site-specific surveys be conducted to identify any significant on-site cultural
resources, and if such resources, including sacred sites, are found, that appropriate
measures are taken in accordance with CEQA and the City's Historical Resources
Regulations. This mitigation framework would reduce potentially significant impacts to
. historical resources (religious or sacred sites) to below a level of significance. As
discussed in HR-2 if human remains are found the appropriate measures would be
taken, with the implementation of the mitigation framework the potentially significant
impacts of the finding of human remains would be less than significant. '

Implementation of this mitigation framework would be assured through incorporation
into the FPA’'s MMRP.

IV.LXV Historical Resources (Archaeological Resources)

IV.I.XV.l Significant Effect

Future grading associated with development per the FPA could also expose buried
historical (archaeological) resources and features. Potential impacts to archaeological
resources associated with construction of future projects implemented in accordance
with the FPA would be significant.

IV.ILXV.Il Facts in Support of Finding

Prior to issuance of any permit for a future development project in the FPA area that
could directly affect an archaeological resource, implementation of mitigation
framework HR-2 would require , (1) the preparation of a site-specific study to determine
the presence of archaeological resources and (2), the appropriate mitigation for any
significant resources which may be impacted by a development activity.

IV.LXV.IIl Rationale and Conclusion

HR-2 requires that future development projects implemented in accordance with the
FPA conduct site-specific surveys to identify any significant or potentially significant
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cultural resources and identify appropriate measures to be undertaken to address
potential impacts in accordance with CEQA and the City's Historical Resources
Regulation and Guidelines. This mitigation framework would reduce potentially
significant impacts to historical resources (archaeological resources) to below a level of
significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.

IV.LXVI Geology and Soils (Geologic Stabili’rY)
IV.LXVLl Significant Effect

The FPA area contains geologic conditions, which would pose significant risks for future
development if not properly addressed at the project-level. These impacts are
associated with geologic instability related to seismically induced landslides,
liguefaction, and seismically induced settlement. Unstable geologic conditions
represent a potentially significant impact.

IV.LXVLIl Facts in Support of Finding

Within the FPA area there are moderate to high geotechnical risk areas. Although no
landslides have been mapped in the proposed FPA area, some portions of the
proposed FPA area are mapped as having a low to moderate risk for landsliding . In
addition, according to the State of California, some portions of the proposed FPA area
are classified by the State as being generailly susceptible or most susceptible to
landsliding. While not mapped, parcels in close proximity to the San Diego River and
Alvarado Creek may have a moderate to high potential for liquefaction. The proposed
FPA area is underlain by fill (both documented and undocumented), young alluvium,
young colluvium, old alluvium, and formational soils of the Mission Valley Formation,
Stadium Conglomerate, and Friars Formation. Fill, young alluvium, and young colluvium
are not considered suitable in their current state for support of development. The
condition of these fills, young alluvium, and young colluvium soils is not known and they
may be subject to settlement under foundation loads.

The potentially significant impact would be mitigated to below a level of significance
with implementation of the mitigation framework GC-1 identified in Section 5.11.5.3 of
the FEIR. Implementation of this mitigation framework generally would require that
future projects adhere to the City’s Seismic Safety Study and recommendations of a
site-specific geotechnical report, prepared in accordance with the City's Geotechnical
Report Guidelines. Impacts shall also be avoided or reduced through engineering
design that meefts or exceeds adherence to the City’'s Municipal Code and the
California Building Code (CBC]).
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i

IV.LXVLIIl Rationale and Conclusion

The individual actions making up mitigation framework GC-1 assure that future
development implemented in accordance with the FPA is required to: comply with the
recommendations included in a geotechnical report prepared in accordance with City
Geotechnical Report Guidelines, the CBC, and the LDC; and would be designed
satisfactory to the City Engineer. Implementation of the GP and FPA policies,
compliance with established development and engineering standards, as well as strict
adherence to the mitigation framework detailed in GC-1, which requires regulatory
compliance, ensures that impacts related to geological hazards would be reduced to
below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.

IV.LXVIl Health and Safety Hazards (Wildfire Hazards)
IV.LXVILl Significant Effect

Due to the existing and proposed land use patterns around which the community is
formed, new development in the wildland interface areas may expose additional
people and structures to wildland fire hazards, representing a potentially significant
impact. Potential impacts associated with wildfires would be significant.

IV.LXVILII Facts in Support of Finding

The potentially significant impact would be mitigated to below a level of significance
with implementation of mitigation framework HS-1 identified in Section 5.13.2.3 of the
FEIR. Implementation of this mitigation framework would require that future projects
that are implemented in accordance with the FPA incorporate sustainable
development and other measures into site plans in accordance with the City's Brush
Management Regulations and Landscape Standards pursuant to GP and FPA policies
intended to reduce the risk of wildfires. In addition, all future projects shall be reviewed
for compliance with the 2010 California Fire Code, Section 145.0701 of the LDC, and
Chapter 7 of the California Building Code.

IV.I.XVILIII Rationale and Conclusion

These individual actions making up mitigation framework HS-1 assure that future
projects implemented in accordance with the FPA are required to incorporate
sustainable development and other measures into site plans in accordance with the
City's Brush Management Regulations, and Landscape Standards pursuant to GP and
FPA policies intended to reduce the risk of wildfires. This mitigation framework would
reduce potentially significant impacts associated with wildfire hazards to below a level
of significance.

Grantville Focused Plan Amendment Findings and Statement of Overiding Considerations - 24 May 2015
Final PEIR



FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS

Implementation of this mitigation frcméwork would be assured through regulatory
compliance.

IV.L.XVIII Health and Safety Hazards (Hazardous Waste Exposure to Schools)

IV.LXVIILI Significant Effect

Several existing schools and/or day care/educational centers are located within the
proposed FPA areq, and other proposed and/or existing schools may be located within
a guarter-mile of the proposed FPA area. The presence of sites compiled pursuant to
Government Code Section 65962.5, along with any unknown hazardous sites, would
have potentially significant impacts on future development and land uses within the
FPA area.

IV.LXVILII Facts in Support of Finding

Potentially significant impacts associated with hazardous sites would be mitigated to
below a level of significance with the incorporation of the Mitigation Framework as
detailed in HS-2 through HS-12, further detailed in Section 5.13.7 of FEIR. Mitigation
framework HS-2 through HS-12 generally requires that: 1) a Phase | Site Assessment shall
be completed in accordance with federal, state, and local regulations for any property
identified on a list compiled pursuant to Government Code Section 65962.5; 2) the
project applicant shall retain a qualified environmental engineer to develop a soil and
groundwater management plan to address the notification, monitoring, sampling,
testing, handling, storage, and disposal of contaminated media or substances (soil,
groundwater); 3) the applicant shall submit documentation showing that
contaminated soil and/or groundwater on proposed development parcels have been
avoided or remediated to meet cleanup requirements established by the local
regulatory agencies (RWQCB/DTSC/DEH); 4) the applicant shall obtain written

" authorization from the regulatory agency (RWQCB/DTSC/DEH) confirming the
completion of remediation; and 5) all cleanup activities shall be performed in
accordance with all applicable federal, state, and local laws and regulations, and
required permits shall be secured prior to commencement of construction.

IV.LXVIILII Rationale and Conclusion

The individual actions that make up mitigation framework HS-2 through HS-12 ossuré
that any potentially significant impacts from future projects would reduce impacts
associated with hazardous waste exposure to schools to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP.
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IV.LXIX Health and Safety Hazards (Hazardous Sites Government Lists of
Hazardous Materials Sites)

IV.LXIX.I Significant Effect

The presence of sites on a list compiled pursuant to Government Code Section 65962.5,
along with any unknown hazardous sites, would have potentially significant impacts on
future development and land uses within the FPA area.

IV.LXIX.Il Facts in Support of Finding

Potentially significant impacts associated with hazardous sites would be mitigated to
below a level of significance with the incorporation of the Mitigation Framework as
detailed in HS-2 through HS-12, which are listed in Section 5.13.7 of FEIR. Mitigation
framework HS-2 through HS-12 generally requires that: 1) a Phase | Site Assessment shalll
be completed in accordance with federal, state, and local regulations for any property
identified on a list compiled pursuant to Government Code Section 65962.5; 2) the
project applicant shall retain a qualified environmental engineer to develop a soil and
groundwater management plan to address the notification, monitoring, sampling,
testing, handling, storage, and disposal of contaminated media or substances (soil,
groundwater); 3) the applicant shall submit documentation showing that
contaminated soil and/or groundwater on proposed development parcels have been
avoided or remediated to meet cleanup requirements established by the local
regulatory agencies (RWQCB/DTSC/DEH); 4) the applicant shall obtain written
authorization from the regulatory agency (RWQCB/DTSC/DEH) confirming the
completion of remediation; and 5) all cleanup activities shall be performed in
accordance with all applicable federal, state, and local laws and regulations, and
required permits shall be secured prior to commencement of construction.

IV.LXIX.IIl Rationale and Conclusion

The individual actions that make up mitigation framework HS-2 through HS-12 assure
that all subsequent development projects implemented in accordance with the FPA
would ultimately ensure that all existing on-site contamination has been avoided or
remediated in compliance with federal, state’and local regulations. This mitigation
framework would reduce potentially significant impacts associated with hazardous sites
to below a level of significance.

Implementation of this mitigation framework would be assured Through incorporation
into the FPA's MMRP and regulatory compliance.
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IV.LXX Health and Safety Hazards (Toxic Substances Exposure)

IV.LXX.I Significant Effect

Previous agricultural land usage can result in concentrations of constituents of concern
(e.g., pesticides, herbicides) in soil and/or groundwater. Agricultural land usage in the
proposed FPA area was noted during review of historical aerial photographs. This, along
with former industrial sites, would have potentially significant impacts on future
development and land uses within the FPA area.

IV.LXX.I  Facts in Support of Finding

Based on the historical urban development of the proposed FPA area, and the length
of time since agricultural uses were present within the proposed FPA areq, it is not likely
that residual agricultural contaminants, if any, would result in a significant impact to
future development projects. However, the implementation of Mitigation Framework as
detailed in HS-2 through HS-12 would ensure that future development projects would
not expose people to toxic substances and a less than significant impact is identified for
this issue area.

IV.LXX.IH Rationale and Conclusion

The individual actions that make up mitigation framework HS-2 through HS-12 assure

that all subsequent development projects implemented in accordance with the FPA
would ultimately ensure that all existing on-site contamination has been avoided or
remediated in complionce with federal, state and local regulations. This mitigation
framework would reduce potentially significant impacts associated with hazardous sites
to below a level of significance. '

Implementation of this mitigation framework would be assured through iﬁcorporoﬁon
info the FPA's MMRP and regulatory compliance.

IV.LXXI Public Utilities (Utilities Systems)

IV.LXXLI Significant Effect

The buildout of the FPA would include construction, demolition, and /or renovation
projects that would potentially have a cumulatively significant impact to solid waste
utility systems.

IV.LXXLII Facts in Support of Finding

Potentially significant impacts to solid wastes systems would be mitigated to below a
level of significance with implementation of the mitigation framework PU-1, identified in
Section 5.15.3.3 of the FEIR. Mitigation framework PU-1 generally requires any
development that, during demolition, construction, or operation, would generate 60
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tons or more of solid waste shall be required o prepare a Waste Management Plan
(WMP). The WMP shall be prepared by the applicant, conceptually approved by the
Environmental Services Department and discussed in the environmental document. The
WMP shall be implemented by the applicant and address the demolition, construction,
and occupancy phases of the project as applicable.

IV.LXXLIII Rationale and Conclusion

Mitigation framework PU-1 would assure that all subsequent development projects
implemented in accordance with the FPA would be required to prepare a Waste
Management Plan and ultimately ensure that all solid waste generated does not
impact the solid waste utility systems. This mitigation framework would reduce
potentially significant impacts to below a level of significance.

Implementation of this mitigation framework would be assured through incorporation
into the FPA's MMRP and regulatory compliance.

V.l B. Fihdings Regarding Mitigation Measures Which are the
Responsibility of Another Agency (CEQA §21081(a)(2)) and
CEQA Guidelines §15091(a)(2))

The City, having reviewed and considered the information contained in the Final EIR
and the Record of Proceedings, finds pursuant to CEQA §21081(a)(2) and CEQA
Guidelines §15091(a}(2) that there are changes or alterations which could reduce
significant impacts that are within the responsibility and jurisdiction of another public
agency.

IV.ILI Traffic/Circulation (Capacity)
IV.LLI Significant Impact
IV.ILLLI Freeway Segments

With implementation of the proposed FPA, four freeway segments would function at
LOS E or F, which is a significant impact. The impoc’red segments are on the following:

o |Interstate 15
o Aero Drive to Friars Road
o Friars Road to -8

e Interstate 8:

o |-15to Fairmount Avenue
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o Fairmount Avenue to Waring Road
IVILLLI Freeway Interchanges (Ramps and Intersections):

Implementation of the proposed FPA would result in a significant impact at the
following two freeway interchange intersections:

e Friars Road / I-15 NB and Friars Road /'1-15 SB Intersection

e Fairmount Avenue / Alvarado Canyon Road / -8 WB Off-Ramp / Camino Del Rio
N. Intersection

IV.ILLI Facts in Support of Findings
IVILLILI Freeway Segments

At the project-level, significant impacts at locations outside of the jurisdiction of the City
could be partially mitigated in the form of fair share contribution or transportation
demand management (TDM) measures that encourage carpooling and other
alternate means of fransportation. Fair share contributions could be provided toward
the construction of 2 managed lanes along I-15 (between I-8 and SR-163) and
proposed |-8 operational improvement (between |-15 and SR-125). Both are projects
currently included in the San Diego Association of Governments (SANDAG) Revenue
Constrained Regional Transportation Plan (RTP).

IV.ILLILIL  Freeway Interchanges (Ramps and Intersections):

Mitigation that would reduce freeway interchange impacts at I-15/ Friars Road and 1-8/
Fairmount Avenue consists of interchange reconfiguration, adding auxiliary lanes,
implementation of TDM measures that encourage carpooling, fair share contribution,
and other alternate means of fransportation.

IV.ILLI  Rationale and Conclusion

IV.ILLILI  Freeway Segments
I-15 NB & SB: Aero Drive to |-8:

The FPA would have a significant impact to I-15 NB and SB from Aero Drive to |-8. The
San Diego Association of Governments (SANDAG) 2050 Revenue Constrained Regional
Transportation Plan (RTP) proposes the construction of 2 managed lanes along I-15
between -8 and SR-163. The mitigation framework T-27 through T-30 provides partial
mitigation, since it reduces the fraffic demand on the freeway general purpose lane.
However, there is some uncertainty related to the actual development and associated
traffic impacts that would materialize over time. Future development projects’
transportation studies would be able to more accurately identify individual project level
impacts and provide the mechanism to mitigate them through fair share contribution in
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addition to the forecast funding planned by SANDAG and other funding sources
consistent with SANDAG Revenue Constrained RTP. As a result, the FPA significant traffic
impact to this freeway segment would remain significant.

I-8 EB & WB: I-15 to Waring Road:

The SANDAG 2050 Revenue Constrained RTP includes operational improvements along
I-8 between I-15 and SR-125. The project is expected to be built by 2040. The mitigation
framework T-31 through T-34 provides partial mitigation since it improves freeway
operation in the vicinity of the project. However, there is some uncertainty related to
the actual development and associated traffic impacts that will materialize over time.
Future development projects’ transportation studies would be able to more accurately
identify individual project level impacts and provide the mechanism to mitigate them
through fair share contribution in addition to the forecast funding planned by SANDAG
and other funding sources consistent with SANDAG Revenue Constrained RTP. As a
result, the FPA significant fraffic impact to this freeway segment would remain
significant.

IV.LLILI  Freeway Interchanges (Ramps and Intersections):
I-15/Friars Road Interchange
Friars Road to Northbound I-15 Romp’

Mitigation measures that would potentially reduce vehicular queuing and freeway
ramp metering impacts at this location consists of adding freeway lanes or auxiliary
lanes, adding a lane to the freeway on-ramp, implementation of TDM measures that
encourage carpooling, and other alternate means of tfransportation or a combination
of these measures. Additional roadway improvements would also be necessary along
Friars Road; however, this is infeasible at the program level due to the uncertainty
related to the actual development and associated traffic impacts of the FPA that will

~ materialize over time. Future development projects’ transportation studies would be
able to more accurately identify potential transportation impacts and provide the
mechanism to mitigate them through project-specific mitigation including, but not
limited to physical improvements, fair share contribution, transportation demand
management measures which may be more cost effective than alternative
infrastructure improvements, or a combination of these measures. It should be noted
that this location is located within the Mission Valley Community Plan, which will be
evaluated in more detail in the upcoming Mission Valley Community Plan update. As a
result, the FPA significant fraffic impact to this roadway segment would remain
significant.

Friars Road / I-15 SB Ramps Intersection:
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The percentage increase in vehicular trips at this intersection is mainly due to the
increase in fraffic associated with local and regional growth in the San Diego region.
Caltrans is in the process of developing preliminary improvement plans at I-15 and Friars
Road for this location. It should also be noted that this location is located within the
Mission Valley Community Planning area where it will be evaluated in more detail in the
upcoming Mission Valley Community Plan Update. Additionally, there is some
uncertainty related to the actual development and associated traffic impacts of the
FPA that will materialize over fime. Future development projects’ transportation studies
would be able to more accurately identify potential Tfonspor’roﬁon impacts and
provide the mechanism to mitigate them through project-specific mitigation including,
but not limited to, fair share contribution, transportation demand management
measures, or a combination of these measures. As a result, the FPA’s significant fraffic
impact to this intersection would remain significant.

I-8/Fairmount Avenue Interchange

Fairmount Avenue / Alvarado Canyon Road / I-8 WB Off-Ramp / Camino Del Rio N.
Intersection:

The I-8/Fairmount Avenue interchange improvement project has been coordinated
with Caltrans and divided into three improvement phases. These phases are identified
and included in the Navajo PFFP (# T12). Impacts at this location are mainly due to the
increase in traffic associated with local and regional growth in the San Diego Region. 1
is acknowledged that inferchange improvements at Fairmount Avenue and -8 will be
needed at this location. However, there is some uncertainty related to the actual
development and associated traffic impacts that will materialize over time. Future
development projects’ fransportation studies would be able to more accurately identify
potential tfransportation impacts and provide the mechanism to mitigate them through
Public Facilities Financing Plan (PFFP) and project-specific mitigation — physical
improvements, fair share contribution or transportation demand management
measures which may be more cost effective than alternative infrastructure
improvements, or a combination of these measures. Additionally, SANDAG, in
coordination with Caltrans, is currently administering the proposed I-8 Corridor project.
This project will assess a set of identified operational improvements between the Sunset
Cliffs/Nimitz Boulevard area to the west and the College Avenue/SDSU area to the east
including, but not limited to, interchange and ramp modifications that are key
components of the future improvement strategy of I-8 Corridor. As part of this analysis,
alternative mitigation and access improvements may arise at the 1-8 and Fairmount
Avenue inferchange to enhance overall travel efficiencies at that location. As a result,
the FPA significant traffic impact to this intersection would remain significant.
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IV.III C. Findings Regarding Infeasible Mitigation Measures and
Alternatives (CEQA §21081(a)(3) and CEQA Guidelines
§15091(a)(3))

This section includes potentially significant impacts that cannot be mitigated to below a
level of significance (Public Resource Code §21081(a)(1) and (3).

The Project would have significant and unmitigable impacts in the following issue areas:

e lLand Use
o General Plan Land Use Consistency: Noise Element (Issue 1)
.o Noise Compatibility {Issue 2)
. TronsporToﬁon/CircuIdﬁon
o Traffic Load and Capacity (lssue 1)
o Freeway Segments/Ramps (Issue 3)
e Air Quality
o Cumulative Air Pollutant Emissions (Issue 3)
o Particulate Matter(lssue 5)
e Noise
o Exposure of Noise-Sensitive Land Uses (Issue 1)
o Ambient Noise Level Increase(lssue 2)

Although mitigation measures are identified in the FEIR that could reduce significant
impacts resulting from implementation of the proposed FPA, mitigation measures
cannot feasibly be implemented at this time, since the degree of future impacts and
applicability, feasibility, specific design, and success of future mitigation measures
cannot be adequately known for each specific future project at the program level. This
finding is appropriate because there are no feasible mitigation measures available that
would reduce the'identified impacts to below a level of significance. "Feasible” is
defined in Section 15364 of the CEQA Guidelines to mean “capable of being
accomplished in a successful manner within a reasonable period of time, taking into
account economic, environmental, legal, social, and féchnologicol factors.” The
CEQA statute (Section 21081) and Guidelines (Section 15019(a)(3)) also provide that
“other” considerations may form the basis for a finding of infeasibility. Case law makes
clear that a mitigation measure or alternative can be deemed infeasible on the basis of
its failure to meet project objectives or on related public policy grounds.

IV.HILI  Land Use - Consistency with the Noise Element
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IV.ILLL  Significant Effect

IV.aiLLLI General Plan Land Use Consistency: Noise Element

As discussed in EIR Section 5.5 (Noise}, build-out under the proposed FPA could
potentially result in the exposure of noise-sensitive land uses to predicted future noise
levels that exceed those established in the General Plan or the SDMC. With

- implementation of Mitigation Measures N-1 through N-6, the significance of these
impacts would be reduced; however, impacts would not be reduced to a level less
than significant. Therefore, noise impacts to sensitive receptors would remain significant
and unmitigable.

IV.ILLLIL  Noise Compatibility

With implementation of the Mitigation Framework as detailed in Mitigation Measures N-
1 through N-6, the potential significant noise impacts associated with to temporary
construction noise and/or operational noise associated with future development
projects within the proposed FPA would be reduced, however, not to below a level of
significance. Therefore, noise impacts to sensitive receptors would remain significant
and unmitigable. The FPA has the potential to site noise-sensitive uses {i.e., residential)
adjacent to noise-generating commercial and industrial uses. The juxtaposition of these
land uses would result in potentially significant noise impacts.

IV.ILLIL  Facts in Support of Finding

IV.ILLILI  General Plan Land Use Consistency

As discussed in Section 5.5.3.1 of the FEIR, buildout under the proposed FPA is estimated
to result in a significant noise impact relative to increased noise levels along Fairmount
Avenue between Vandever Avenue and Twain Avenue. The General Plan policies
provide a framework for supporting future development in existing areas where the
‘urban environment already sustains a higher noise level than less developed areas and
would avoid major increases in noise in those less developed areas. These policies,
along with adherence to federal, state, and local noise regulations (including the Noise
Element of the General Plan and Section 59.5.0101 et seq. of the SDMC), and the
implementation of the Mitigation Framework as detailed in Mitigation Measures N-1 and
N-6 serve to preclude or reduce significant impacts to a degree, but cannot reduce
the noise impact along Fairmont Avenue between Vandever Avenue and Twain
Avenue to alevel less than significant. Therefore, impacts associated with increased
ambient noise are significant at the program level and impacts related to ambient
noise remain significant and unavoidable.
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IV.ILLILIL  Noise Compatibility

The City of San Diego requires new projects to meet exterior noise level standards as
established in the Noise Element of the General Plan. Traffic-related noise impacts are
considered significant if project-generated traffic would result in exterior noise levels
exceeding 65 dBA or interior levels exceeding 45 dBA for single and multi-family
residences. If a project is currently at or exceeds the significance thresholds for traffic
noise described above and noise levels would result in less than a 3 dB increase, then
the impact is not considered significant. Because noise levels within the proposed FPA
area currently exceed the 65 dBA exterior criteria for residential uses, and the increase
in future exterior noise levels is expected to be as high as 3 dBA, the increase in noise
levels is considered a substantial permanent increase and a significant impact.

IV.ILLIH  Rationale and Conclusion

IVAILLILI  General Plan Land Use Consistency

Future development implemented in accordance with the FPA would be required to
comply with the recommendations included in an acoustical report prepared in
accordance with City Acoustical Report Guidelines, the GP, and FPA policies. Strict
adherence to the mitigation framework detailed in N-1 through N-é in Section 5.5.3.3 of
the FEIR, which reqUires regulatory compliance as noted above, would ensure that
impacts related to exterior and interior noise are reduced; however, even with strict
adherence to the mitigation framework, these impacts may not be reduced to below a
level of significance, and therefore, the impacts remain significant and unavoidable. It
is not feasible at the program level to determine the level of compliance for future
projects implemented in accordance with the FPA. Further evaluation would be
required at the project level to identify additional mitigation measures at the time future
projects are submitted for review in accordance with the FPA.

IV.Ili.I.III.II Noise Compdtibility

As discussed in Section 5.5. Noise, the FPA area has locations where the existing exterior
noise levels exceed the 65 dBA level. For these areas any increase in noise by 3 dBA
would be significant. The buildout of the FPA would result, in some areas, in the
exposure of sensitive noise receptors to an increase in future exterior noise levels as high
as 3 dBA. This increase in noise levels is considered a substantial permanent increase
and a significant impact. '

With implementation of the Mitigation Framework as detailed in Mitigation Measures N-
1 through N-6, the potential significant operational noise impacts associated with future
development projects within the proposed FPA would be reduced, but would still
remain significant. Therefore, noise impacts to sensitive receptors would remain
significant and unmifigable.
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IV.UILIE  Transportation/Circulation (Capacity)
IV.HLILI  Significant Effect

For this programmatic analysis, the FPA would result in a significant impact if a roadway
segment, intersection, freeway segment, or freeway ramp meter would operate
unacceptably in the buildout year. Roadway segments, intersections, and freeway
segments are considered to operate acceptably from LOS A to LOS D, and
unacceptably at LOS E or F. Metered freeway ramps are considered to operate
unacceptably if the delay exceeds 15 minutes and the downstream freeway segment
operates at an unacceptable LOS E.or F.

IVIILILLTL - Roadway Segments

With buildout of the proposed FPA, fifteen roadway segments would have significant
impacts. The impacted segments are on the following roadways:

. Friars Road:
o [-15 NB Ramps to Rancho Mission Road
o Rancho Mission Road to Santo Road
o Santo Road to Riverdale Street
e  Mission Gorge'Rocd:
o Rainier Avenue to Vandever Avenue
o Vandever Avenue fo Twain Avenue
o Twain Avenue to Mission Gorge Place

o Mission Gorge Place to Fairmount Avenue
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o  Fairmount Avenue:
o Vandever Avenue to Twain Avenue
o Mission Gorge Road to Alvarado Canyon Road
o Alvarado Canyon Road to I-8 WB Ramps
o |-8 WB Ramps to I-8 EB Ramps
« Vandever Avenue:
o Riverdale Street to Mission Gorge Road
« Twain Avenue:
o Fairmount Avenué to Mission Gorge Road
« San Diego Mission Road:
o Rancho Mission Road to Fairmount Avenue
« Zion Avenue:
o Mission Gorge Road to Waring Road

IV.LILLIL  Intersections

With implementation of the FPA, seven intersections would be expected to operate at
unacceptable levels at the buildout year for at least one of the peak hours, if not both.
The FPA would have a significant impact at all nine of these intersections, including

seven intersections located within the City of San Diego Jurisdiction and two

intersections within Caltrans Jurisdiction. This section will address impacts af intersections
within City’s jurisdiction. The Freeway Interchanges are discussed above, as they are not

within the jurisdiction of the City of San Diego.
e Friars Road / Riverdale Street
e Mission Gorge Road / Zion Avenue
e Mission Gorge .Rood / Princess View Drive
. Worfng Road / Princess View Drive
e Waring Road / Zion Avenue
e Fairmount Avenue / Mission Gorge Road

e Alvarado Canyon Road / Mission Gorge Place
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IVUILILIL  Facts in Support of Finding
IVIILILILI - Roadway Segments

At the program-level, impacts to roadway segments shall be reduced through
necessary roadway improvements. Roadway improvements are included in the PFFP for
Navajo Community Plan and would be implemented in accordance with future
development projects, as conditions of approval or through collection of Development
Impact Fees (DIF). In addition, the TIA identified additional potential improvements, or
mitigation measures, that are not included as part of the Navajo Public Facility
Financing Plan (PFFP). The rationale and conclusions are detailed below.

IV.ILILILI  Intersections

The TIA identified potential intersection improvement measures that would be included
in the PFFP for Navajo Community Plan and implemented in accordance with future
development projects, as conditions of approval or through collection of Development
Impact Fees (DIF). The TIA identified additional potential improvements, or mitigation
measures, that are not included as part of the Navajo Public Facility Financing Plan
(PFFP). The rationale and conclusions for why the additional improvements are not
feasible and therefore not included in the FPA are detailed below.

IV.ILILIT  Rationale and Conclusion

IV.ILILILT  Roadway Segments

The following roadway segments improvements were identified in the TIA. The
improvement or mitigation measure and the rationale for why it is infeasible are
detailed below for each of the roadway segments that would be significantly
impacted by the FPA.

Friars Road

e |-15NB Ramps to Rancho Mission Road: level of service “F".
¢ Rancho Mission Road to Santo Road: level of service “F".

Impacts at these locations are mainly due to the increase in traffic associated with
local and regional growth.in the San Diego Region. These roadway segments currently
function as seven lane primary arterials and are located within the Mission Valley
Community Planning Area. Per Mission Valley Community Plan Circulation Element, the
ultimate roadway classification of these two segments is eight lane primary arterial.
Widening these roadway segments from seven lanes o eight lanes would require
additional right-of-way, which would lengthen pedestrian crossing distances and
encroach into an existing slope on adjacent residential properties requiring the
construction of a significant retaining wall along the south side of Friars Road between |-
15 NB Ramps and Santo Road. Classification of these roadway segments will be
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revisited and evaluated in more detail in the upcoming Mission Valley Community Plan
Update. Because proposed mitigation is deferred until the Mission Valley Community
Plan is updated, the FPA's significant traffic impact to these roadway segments would
remain significant and unmitigated.

e Santo Road to Riverdale Sireet: level of service "“F".

No mitigation measures have been idenfified for this location as this roadway segment
is currently built to its ultimate classification per Mission Valley and Navajo Community
Plans. As a result, the Grantville FPA’s significant traffic impact to this segment would
remain significant and unmitigated.

Mission Gorge Road

~ e Rainier Avenue fo Vandever Avenue: level of service “E”.
¢ Vandever Avenue to Twain Avenue: level of service “F".
¢ Twain Avenue to Mission Gorge Place: level of service “E".

These roadway segments currently function as a four lane collector and are located
within the Navajo Community Planning Area. Widening these roadway segments to a
four lane major is identified in the Navagjo PFFP (#T19). However, due to the
programmatic nature of this FPA, the specific phasing of the development anticipated
in the PFFP, as well as the actual design and specific location of those future projects,
the corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due 1o the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

¢ Mission Gorge Place to Fairmount Avenue: level of service “E”.

However, due to the programmatic nature of this FPA, the specific phasing of the
development anticipated in the PFFP, as well as the actual design and specific location
of those future projects, the corresponding timing, design, and location of the proposed
related mitigation improvements is uncertain at this time. Due o the unforeseeable
nature of the phasing of development under the FPA, and thus, when this mitigation
measure would actudlly be implemented, the FPA's significant traffic impact to these
segments would remain significant and unmitigated.

Fairmount Avenue

e Vandever Avenue to Twain Avenue: level of service "F".
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However, due to the programmatic nature of this FPA, the specific phasing of the
development anticipated in the PFFP, as well as the actual design and specific location
of those future projects, the corresponding timing, design, and location of the proposed
related mitigation improvements is uncertain at this time. Due to the unforeseeable
nature of the phasing of development under the FPA, and thus, when this mitigation
measure would actudlly be implemented, the FPA's significant traffic impact to these
segments would remain significant and unmitigated.

¢ Mission Gorge Road to Alvarado Canyon Road: level of service “F”.
o Alvarado Canyon Road to I-8 WB Ramps: level of service “F".
e |-8 WB Ramps to -8 EB Ramps: level of service “F".

However, due to the programmatic nature of this FPA, the specific phasing of the
development anticipated in the PFFP, as well as the actual design and specific location
of those future projects, the corresponding timing, design, and location of the proposed
related mitigation improvements is uncertain at this tfime. Due to the unforeseeable
nature of the phasing of development under the FPA, and thus, when this mitigation
measure would actually be implemented, the FPA's significant traffic impact to these
segments would remain significant and unmitigated.

Vandever Avenue

¢ Riverdale Street to Mission Gorge Road: level of service “E".

However, due to the programmatic nature of this FPA, the specific phasing of the
development anticipated in the PFFP, as well as the actual design and specific location
of those future projects, the corresponding timing, design, and location of the proposed
related mitigation improvements is uncertain at this fime. Due to the unforeseeable
nature of the phasing of development under the FPA, and thus, when this mitigation
measure would actudlly be implemented, the FPA's significant traffic impact to these
segments would remain significant and unmitigated.

Twain Avenue
e Fairmount Avenue to Mission Gorge Road: level of service "F".

However, due to the programmatic nature of this FPA, the specific phasing of the
development anticipated in the PFFP, as well as the actual design and specific location
of those future projects, the corresponding timing, design, and location of the proposed
related mitigation improvements is uncertain at this time. Due to the unforeseeable
nature of the phasing of development under the FPA, and thus, when this mitigation
measure would actually be implemented, the FPA's significant traffic impact to these
segments would remain significant and unmitigated.
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San Diego Mission Road

« Rancho Mission Road to Fairmount Avenue: level of service “F”.

This roadway segment currently functions as a two lane collector and is located within
the Navajo Community Planning area. Widening the roadway to 4-Lane Collector
Street would mitigate project’s significant impact, but would require bridge widening
over the San Diego River. The widening of this roadway would impact the San Diego
River, wetlands, biological resources, and would conflict with the San Diego River Park
Master Plan, thereby interfering with one of the objectives of the FPA. Therefore, due to
the potential impacts to biological resources, widening of the San Diego Mission Road
and bridge widening are not recommended and are not included in any Public
Facilities Financing Plan. In"addition to the bridge widening, right-of-way acquisition
would be needed to widen the roadway which would require encroachment into
existing slopes of adjacent properties on both sides of the street. Encroaching into these
slopes requires the construction of significant retaining walls which would result in
additional impacts that would likely require additional mitigation along with additional
economic costs. The costs are currently unknown, have not been accounted for, and
are not included in any Public Facilities Financing Plan. Therefore, the FPA's significant
traffic impact to this roadway segment would remain significant and unmitigated.

Zion Avenue

e Mission Gorge Road to Waring Road: level of service “F".

This roadway segment currently functions as a two lane collector. Widening the
roadway to a four lane major street, as recommended in the existing Navajo
Community Plan, would mitigate the project’s significant impact, but would impact
surrounding residential properties, commuhi’ry character, and on-street parking that is
heavily utilized in this area. Therefore, widening of this roadway segment is not feasible-
aft this time, as it would conflict with the goals and policies of the Grantville FPA, and the
FPA’s significant traffic impact to this roadway segment would remain significant and
unmitigated.

IVJAILILILIL  Intersections

The following intersection improvements were included in the TIA. Provided below is a
summary of mitigation identified at the interchanges and major intersections
significantly impacted by the Grantville FPA and the rationale for why mitigation either
does not fully mitigate the impact or is infeasible.

Friars Road / Riverdale Street:

Mitigation for this intersection would restripe the northbound and southbound
approaches to provide one left-turn lane, one through lane, and one right-turn lane.
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The FPA's significant fraffic impact to this intersection would be fully mitigated with the
implementation of these mitigation measures. This proposed intersection improvement
project is identified in the Navajo PFFP (#T722). However, due 1o the programmatic
nature of this FPA, the specific phasing of the development anticipated in the PFFP, as
well as the actual design and specific location of those future projects, the
corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this fime. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA’s significant fraffic impact to these segments would remain
significant and unmitigated.

Mission Gorge Road / Zion Avenue:

Mitigation for this intersection would restripe the westbound approach to provide two
left-turn lanes and a through/right-turn lane, widen the eastbound approach to provide
a dedicated right-turn lane, and remove the east-west split phase to provide protected
left-turn phases. The FPA’s significant traffic impact to this intersection would be fully
mitigated with the implementation of these mitigation measures. This proposed
intersection improvement project is identified in the Navajo PFFP (#T723). However, due
to the programmatic nature of this FPA, the specific phasing of the development
anticipated in the PFFP, as well as the actual design and specific location of those
future projects, the corresponding timing, design, and location of the proposed related
mitigation improvements is uncertain at this time. Due to the unforeseeable nature of
the phasing of development under the FPA, and thus, when this mitigation measure
would actudlly be implemented, the FPA’s significant traffic impact to these segments
would remain significant and unmitigated.

Mission Gorge Road / Princess View Drive:

Mitigation for this intersection would restripe the southbound approach fo provide a
dedicated left-turn lane and a shared right-turn/through lane, remove the split phase,
and provide protected left-turn phases. The FPA’s significant traffic impdc’r to this
intersection would be fully mitigated with the implementation of these mitigation
measures. This proposed intersection improvement project is identified in the Navajo
PFFP (#T24). However, due to the programmatic nature of this FPA, the specific phasing
of the development anticipated in the PFFP, as well as the actual design and specific
location of those future projects, the corresponding timing, design, and location of the
proposed related mitigation improvements is uncertain at this time. Due 1o the
unforeseeable nature of the phasing of development under the FPA, and thus, when
this mitigation measure would actudlly be implemented, the FPA’s significant traffic
impact to these segments would remain significant and unmitigated.

Waring Road / Princess View Drive:
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Mitigation for this intersection would restripe the westbound approach to provide a
dedicated right-turn lane and prohibit street parking along the westbound approach.
The FPA's significant fraffic impact to this intersection would be fully mitigated with the
implementation of this mitigation measure. This proposed intersection improvement
project is identified in the Navajo PFFP (#T125). However, due to the programmatic
nature of this FPA, the specific phasing of the development anticipated in the PFFP, as
well as the actual design and specific location of those future projects, the
corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, whén this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

Waring Road / Zion Avenue:

Mitigation for this intersection would restripe the southbound approach to provide a
dedicated right-turn lane and prohibit street parking along the southbound approach.
The FPA's significant traffic impact to this intersection would be fully mitigated with the
implementation of this mitigation measure. This proposed intersection improvement
project is idenfified in the Navajo PFFP (#T726). However, due to the programmatic
nature of this FPA, the specific phasing of the development anticipated in the PFFP, as
well as the actual design and specific location of those future projects, the
corresponding timing, design, and location of the proposed related mitigation
improvements is yuncertain at this time. Due to the unforeseeable nature of the phasing
of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA’s significant traffic impact to these segments would remain
significant and unmitigated.

Fairmount Avenue / Mission Gorge Road:

Mitigation for this intersection would widen the northbound approach to provide an
additional (third) through lane; provide a northbound right-turn overlap phase; widen
the southbound approach to provide three through lanes and a dedicated right-turn
lane; widen the eastbound approach to provide one left-turn lane, one through lane,
and two right-turn lanes with overlap phasing; and remove the east-west split phase to
provide protected left-turn phases. The FPA's significant traffic impact to this
intersection would be fully mitigated with the implementation of these mitigation
measures. The Alvarado Canyon Road Realignment Project proposed at this location is
idenfified in the Navajo PFFP (#T12). However, due to the programmatic nature of this
FPA, the specific phasing of the development anticipated in the PFFP, as well as the
actual design and specific location of those future projects, the corresponding timing,
design, and location of the proposed related mitigation improvements is uncertain at
this time. Due to the unforeseeable nature of the phasing of development under the
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FPA, and thus, when this mitigation measure would actually be implemented, the FPA's
significant traffic impact to these segments would remain significant and unmitigated.

. Alvarado Canyon Road / Mission Gorge Place:

Mitigation for this intersection would install a traffic signal at this intersection. the
mitigation also entails widening of the westbound approach to provide an exclusive
right-turn lane; and widening of the eastbound approach to provide a dedicated left-
turn lane. The FPA's significant traffic impact to this infersection would be fully mitigated
with the implementation of these mitigation measures. This proposed intersection
improvement project is identified in the Navajo PFFP (#T27). However, due 1o the
programmatic nature of this FPA, the specific phasing of the development anticipated
in the PFFP, as well as the actual design and specific location of those future projects,
the corresponding timing, design, and location of the proposed related mitigation
improvements is uncertain at this time. Due to the unforeseeable nature of the phasing
- of development under the FPA, and thus, when this mitigation measure would actually
be implemented, the FPA's significant traffic impact to these segments would remain
significant and unmitigated.

IV.ILLIE - Air Quality

IV.ILNLL  Significant Effect
IVUILILLL  Long-Term Cumulative Impacts

Long-term emissions associated with future development in the proposed FPA area
would be those associated with mobile, area, and energy sources. Future development
of the proposed FPA area would add 8,275 residential dwelling units and 524,200 square
feet of commercial space. The long-term emissions take into account the removal of
existing on-site industrial and commercial uses (1,114,500 square feet of industrial space
and 162,900 sf of commercial space).

As discussed in the Noise section, the San Diego Air Basin (SDAB) is currently in Federall
non-attainment for ozone (1-hour) and State non-attainment for ozone (1- and 8-hour),
PMio, and PM2s. Ozone is not emitted directly but forms in the atmosphere by a
photochemical reaction between nitrogen oxides and reactive organic gases. As such,
it is difficult to quantify future ozone emissions. However, estimated emissions of ozone
precursors such as nitrogen oxides and reactive organic gases can be used to indicate
the potential for ozone formation in the atmosphere. According to the data presented
in Table 5.3-8, implementation of the proposed FPA would result in total emissions of
351.7 pounds per day of ROGs at buildout, which is a net increase of 219.2 pounds per
day when compared to the ROG emissions from existing land uses. The net new long-
term ROG emissions that would result from implementation of the proposed FPA would
be cumulatively considerable, and potential air quality impacts would be considered
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significant. In regards to NOy, implementation of the proposed FPA would result in total
emissions of 204.0 pounds per day of NOx at buildout, which is a net decrease of 9.5
pounds per day when compared to the NOx emissions from existing land uses.

Furthermore, implementation of the proposed FPA would also result in total emissions
1,758.8 pounds per day of CO, which is a net increase of 799.5 pounds per day when
compared fo CO emissions from existing land uses. Although the SDAB is currently in
federal and state attainment for CO, the net new long-term emissions of CO that would
result from implementation of the proposed FPA would be cumulatively considerable,
and potential air quality impacts would be considered significant.

IV.HLHLLIL  Particulate Matter

In addition to the pollutants discussed above, the SDAB is in State non-attainment for
PMio and PMass. Both PMio and PMa2s are by-products of fuel combustion and wind

- erosion of soil and unpaved roads, and are directly emitted into the atmosphere
through these processes. Suspended particulates are also created in the atmosphere
through chemical reactions. Specifically, the small particulates (PM1o) generally come
from windblown dust and dust kicked up from mobile sources. The fine particulates
(PM2s) are generally associated with combustion processes as well as being formed in
the atmosphere as a secondary pollutant through chemical reactions. Implementation
of the proposed FPA would result in total emissions of 294.0 pounds per day of PMio at
buildout, which is a net increase of 176.5 pounds per day when compared to PMio
emissions from existing land uses. In regards to PM2s, implementation of the proposed
FPA would result in total emissions of 85.0 pounds per day of PMzs, which is a net
increase of 51.3 pounds per day when compared to PMa2s emissions from existing land
uses. The net new long-term PMio and PM2.s emissions that would result from
implementation of the proposed FPA would be cumulatively considerable, and
potential air quality impacts would be considered significant.

IVAILHLIL  Facts in Support of Finding
IVAILILILI  Long-Term Cumulative Impacts

The FPA would be consistent with adopted regional air quality improvement plans and
would represent a decrease in emissions used to develop the SDAPCD RAQS. While it
cannot be estimated what the total air emissions would be at buildout, as air emissions
from the future individual developments within the FPA area cannot be adequately
quantified at this fime, cumulative long-term air quality impacts would be significant at
the program-level. The goals, policies, and recommendations of the City combined -
with the federal, state, and local regulations provide a framework for developing
project-level air quality protection measures for future development projects
implemented in accordance with the FPA. The City's process for the evaluation of
development projects includes environmental review and documentation pursuant to
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CEQA as well as an analysis of those projects for consistency with the goals, policies,
and recommendations of the General Plan and FPA. In general, implementation of the
policies in the FPA and General Plan would preclude or reduce air quality impacts.
Compliance with the standards is required of all projects and is not considered to be
mitigation. However, it is possible that for certain projects, adherence to the regulations
would not adequately protect air quality, and such projects would require additional
measures to avoid or reduce significant air quality impacts. These additional measures
would be considered mitigation.

Mitigation Measures shall be included in an MMRP for future development projects
implemented in accordance with the FPA. Mitigation framework AQ-1 through AQ-2
shall be implemented to reduce project-level operational impacts. These measures shall
be updated, expanded and refined when applied to specific future projects based on
project-specific design and changes in existing conditions, and local, state and federal
laws.

IV.ILHLILI  Particulate Matter

The development of new projects would result in the generation of particulate matter
and would be required to evaluate impacts. The estimated emissions of PMio and PMas
at buildout would exceed the threshold established by the City of San Diego. Therefore,
at the program-level, impacts would be significant.

IV.IHLULI Rationale and Conclusion

IV.lLILILL  Long-Term Cumulative Impacts

While the mitigation framework provided in the FEIR, along with compliance with FPA
policies, would reduce long-term cumulative impacts, future projects may not be able
to reduce air emissions below the City's project-level thresholds. It is not feasible at the
program level to determine the level of compliance for future projects implemented in
accordance with the FPA. Therefore, impacts would remain significant and
unavoidable at the program-level.

IV Particulate Matter

While the mitigation framework identified in Section 5.3.5.4 of the FEIR would reduce the
potential impacts associated with generation of particulate matter, estimates show that
the total amount of particulate matter generated would exceed the threshold of
significance. It is not feasible at the program level to determine the level of compliance
for future projects implemented in accordance with the FPA. Therefore, impacts related
to exposure to particulate matter would be significant and unavoidable.

IV.IHLLIV Noise
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IV.IILIV.]  Significant Effect

IV.ILIV.I.I  Ambient Noise Level Increase

As discussed in Section 5.5.4.1 of the FEIR, buildout of the proposed FPA could
potentially result in a substantial increase in the existing ambient noise levels in excess of
3.0 dBA within the northern segments of the Fairmount Avenue corridor, which already
have exterior noise in excess of 65 dBA. Therefore, the increase in noise levels within this
area would be considered a substantial permanent increase to ambient noise levels
and a significant impact.

IV.LIV.L Facts in Support of Finding

IV.ILIV.IILI Ambient Noise Level Increase

The City's 2011 Significance Determination Thresholds state that a change in the
ambient noise level of less than 3 dBA is not perceptible to the general population, and
therefore, would not constitute “a substantial increase.” A noise increase of 3 dB or
greater would be substantial and therefore, result in a potentially significant impact.

Anticipated ambient noise levels would be driven primarily by fraffic noise sources.
Increases in traffic noise gradually degrade the ambient noise environment, especially
with respect to sensitive receptors. As discussed in Section 5.5.3.1, traffic would be the
primary noise source associated with existing and future development within the
proposed FPA area. Traffic volumes and related noise levels throughout the area are
projected to increase as a result of implementation of the proposed FPA. Future year
noise levels based on projected peak hour traffic volumes would increase somewhere
in the range of 0 fo 3 dBA throughout the proposed FPA area. The ambient noise level is
predicted to exceed 3 dBA along the Fairmount Avenue corridor near the
Vandever/Twain Avenue intersections. '

Noise levels within the proposed FPA area currently exceed the 65 dBA exterior criteria
for residential uses; thus, existing and future residents would be exposed to noise levels
that exceed the City of San Diego standards. This would be a significant impact as
defined in Appendix G, Section XlI, Noise {a) of the CEQA Guidelines. As noted above,
when existing noise levels exceed 65 dBA, project-related noise levels would have to
increase by 3 dBA or more for the increase to be considered significant. This is
projected to occur within the northern segments of the Fairmount Avenue corridor.

Build-out under the proposed FPA would result in a significant impact to ambient noise
levels. The General Plan policies provide a framework for supporting future
development in existing areas where the urban environment already sustains a higher
noise level than less developed areas and would avoid major increases in noise in those
less developed areas. These policies, along with adherence to federal, state, and local
noise regulations (including the Noise Element of the General Plan and Section
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59.5.0101 et seq. of the SDMC), and the implementation of Mitigation Measure N-1 and
N-6 described in the FEIR, serve to preclude or reduce significant impacts to a degree,
but cannot reduce noise impacts along Fairmont Avenue between Vandever Avenue
and Twain Avenue to a level less than significant. Therefore, impacts associated with
increased ambient noise are significant at the program level. The impact related to
ambient noise remains significant and unavoidable.

IV.ILIV.III Rationale and Conclusion
IV.HLIV.ILI Ambient Noise Level Increase

Future development implemented in accordance with the FPA would be required to
comply with the recommendations included in an acoustical report prepared in
accordance with City Acoustical Report Guidelines, the GP and FPA policies. Strict
adherence to the mitigation framework detailed in Mitigation Measure N-1 and N-6 in
Section 5.5.3.3 of the FEIR, which requires regulatory compliance as noted above,
would ensure that impacts related to exterior and interior noise are reduced; however,
even with strict adherence to the mitigation framework, these impacts may not be
reduced to below alevel of significance, and therefore, the impacts remain significant
and unavoidable.

IV.IV D. Findings Regarding Alternatives (CEQA § 21081(0)(3)'and
CEQA Guidelines §15091(a)(3))

Because the proposed project would cause one or moré unavoidable significant
environmental effects, the City must make findings with respect to the alternatives to
the proposed project considered in the FEIR, evaluating whether these alternatives
could feasibly avoid or substantially lessen the proposed project’s unavoidable
significant environmental effects while achieving most of its objectives (listed in Section
II.C above and Section 3.2 of the FEIR).

The City, having reviewed and considered the information contained in the FEIR and
the Record of Proceedings, and pursuant to Public Resource Code §21081(a)(3) and
State CEQA Guidelines §15091(a)(3), makes the foIIowing‘findings with respect to the
alternatives identified in the FEIR (Project No. 30330/304032/SCH No. 2004651076):

Specific economic, legal, social, technological, or other considerations, including
considerations of the provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or alternatives identified in the FEIR as
described below.

“Feasible” is defined in Section 15364 of the CEQA Guidelines to mean “capable of
being accomplished in a successful manner within a reasonable period of time, taking
into account economic, environmental, legal, social, and technological factors.” The
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CEQA statute (Section 21081) and Guidelines (Section 15019(a)(3)) also provide that
“other” considerations may form the basis for a finding of infeasibility. Case law makes
clear that a mitigation measure or alternative can be deemed infeasible on the basis of
its failure to meet project objectives or on related public policy grounds.

IV.IV.I Background

The EIR for the proposed FPA conducted an initial review of four alternatives, one of
which was subsequently eliminated from further study. The reasons this alternative was
eliminated from detailed evaluation are discussed in the FEIR.

Three alternatives received a detailed analysis in the FEIR:

. No Project (Current Adopted Community Plan);
. Reduced Density (<43 dwelling units [du]/acre); and
. Reduced Density (<73 du/acre).

These three project alternatives are summarized below, along with the findings relevant
to each alternative.

IV.IV.Il  No Project (Adopted Community Plan) Alternative

The No Project Alternative is the continued implementation of the adopted 1982
Navajo Community Plan, consistent with CEQA Guidelines Section 15126.6(e)(3)(A). The
land use plan for the No Project Alternative incorporates several recent “clean-up”
items that are not reflected on the land use plan for the adopted 1982 Navajo
Community Plan. Those changes, which more accurately depict the current conditions,
have been incorporated into the No Project Alternative land use plan analysis.

IV.IV.II  Potentially Significant Effects

The No Project Alternative consists of continued implementation of the adopted 1982
Navajo Community Plan, consistent with CEQA Guidelines Section 15126.6(e)(3)(A).
Compared to the FPA, the No Project Alternative would not implement the City of
Villages concept of the General Plan and Strategic Framework Element to the same
extent as the proposed FPA. Specifically, the No Project Alternative would not include a
rezone and CPIOZ in Grantville to provide design standards to ensure high-quality
development which supports walkability, strengthens connectivity and enhances
community identity. Thus, because the No Project Alternative (Adopted Community
Plan) would conflict with adopted land use plans, policies, or ordinances, it would not
provide the same level of land use benefits as the proposed FPA. In addition, under this
alternative, incompatible land uses would continue to be allowed under current zoning,
and new incompatibilities would be more likely to result over time. In addition, under this
alternative, the additional potential 109 dwelling units per acre would not be permitted 4
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and conseguently it would result in less intensity of uses. As such, land use impacts
under the No Project Alternative (Adopted Community Plan) would be greater than the
proposed FPA.

Health and Safety: Future development consistent with the No Project Alternative
(Adopted Community Plan), as with the proposed FPA, may result in significant impacts
if such development allows greater contact between humans and hazards or retains
industrial/heavy commercial uses adjacent to more sensitive uses. In either case,
potential significant impacts would occur with construction where soil and/or
groundwater have been impacted by releases of hazardous materials or petroleum
products from-surficial spills, subsurface releases from USTs, or other sources.

Hydrology and Water Quality: Future development projects associated with the
implementation of the proposed FPA area would result in a beneficial impact to
hydrology and no significant adverse impacts have been identified. The total site
discharge would be reduced by decreasing the amount of impervious surfaces from
that of the existing condition. Additionally, existing and proposed flows would be routed
to on-site detention basins or bioretention facilities, which increase the time of
concentration providing smaller intensities of flow. Adverse impacts to hydrology and
water quality under the No Project Alternative (Adopted Community Plan) would be
more significant than those from the proposed FPA.

GHG Emissions: Future projects implemented under the No Project Alternative
(Adopted Community Plan) would not benefit from the additional GHG-reducing
features identified in the proposed FPA policies (Section 5.4) beyond the reductions
mandated under existing codes and regulofions. Under the proposed FPA, project-level
GHG reduction design features are available that could reduce business-as-usual (BAU)
GHG emissions to 28.3 percent or greater relative fo BAU, which would meet the City's
GHG reduction goal. In addition, implementation of the No Project Alternative
(Adopted Community Plan) would not benefit from the proposed Mobility, Urban
Design, and Conservation elements of the proposed FPA, which include specific
policies that require dense, compact, and diverse development; encourage highly
efficient energy and water conservation design; increase walkability and bicycle and
transit accessibility; increase urban forestry practices and community gardens;
decrease urban heat islands; and increase climate sensitive community design. These
proposed policies would serve to reduce consumption of fossil-fueled vehicles and
energy resulting in a reduction in community-wide GHG emissions relative to BAU.
Therefore, GHG impacts would be greater under the No Project Alternative (Adopted
Community Plan) compared to the proposed FPA.

Public Utilities: Under the No Project Alternative (Adopted Community Plan), the
provision of public utilities would be implemented as detailed in the current PFFP.
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However, utility upgrades may be required as growth occurs. The proposed FPA
updates the PFFP to address the current and future needs of the community.

Air Quadlity: Air Quality impacts would be similar under the No Project Alternative
(Adopted Community Plan) compared to the proposed FPA. '

Noise: Under this alternative, noise sources, such as transportation and construction
noise, would continue o exist. Similar to the proposed FPA, future construction activities
related to the existing plan would potentially generate short-term noise impacts to
noise-sensitive land uses located adjacent to construction sites. Compliance with the
City's standards and codes, along with other federal, state, and local regulations, is
required of all projects. The Noise Element of the proposed FPA provides goals and
policies to ensure location of compatible land uses and includes noise abatement
measures for existing and new uses to protect people living and working in the project
area from an excessive noise environment. Since the existing land use plan and zoning
do not provide measures to the extent that would be provided by the proposed FPA
and may not provide the same level of benefit to the community, future projects
subjeé’r to discretionary review would need o demonstrate conformance with existing
noise regulations, plans, and policies. Therefore, noise impacts under the No Project
Alternative (Adopted Community Plan) would be similar the proposed FPA.

Transportation/Circulation: Buildout of the FPA area in accordance with the existing
Navajo Community Plan would result in reduced transportation impacts compared with
the proposed FPA. The existing Community Plan's total number of housing units at
buildout would be significantly less due to the lack of the rezone. Although the existing
Community Plan’s Circulation Element differs from that of the proposed FPA, both of the
plans include recommendations and policies to address transportation related issues.
Because of the potential reduction in units due to the subtraction of the rezone,
impacts for this alternative would be reduced but still significant and unavoidable
compared to the proposed FPA. The No Project Alternative (Adopted Community
Plan) would not provide the benefits of reduced vehicle miles travelled and. GHG
emissions reduction that would be achieved by the synergy of mixed use, transit-
oriented development around the Grantville Trolley (Transit) Station provided by the
proposed FPA.

Biology: Future development activities that would be allowed with the existing
Community Plan or proposed FPA have the potential to result in direct and indirect
impacts to biological resources due the fact that portions of the proposed FPA are
either in or adjacent to the MSCP Subarea. However, under the No Project Alternative
(Adopted Community Plan), compliance with the City of San Diego MSCP Subarea
Plan and its impleménﬁng regulations would ensure impacts would be less than
significant because the use in the area would not intensify and additional impacts
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-would not occur. Overall, impacts to biological resources would be less compared 1o
the FPA. '

Water Quality: Similar to the processing of a project under the existing No Project
Alternative (Adopted Community Plan), implementation of the proposed FPA is not
expected to have a significant impact on water quality. Future development projects
within the proposed FPA area would be required to adhere to the requirements of the
RWQCB and SDMC, including the requirements of the MS4 permit for the San Diego
Region and the City's Storm Water Standards Manual; implementation of construction
and post-construction BMPs; and, compliance with the California BMP Handbook.

Public Services: The demand on public services resulting from the No Project
Alternative (Adopted Community Plan) would potentially be less than the proposed
FPA due to current zoning. However, the increased demand based on the proposed
zoning under the proposed FPA would be less than significant. Any impacts related to
police protection, fire/life protection, libraries, schools, park and recreational facilities,
and roadways would be mitigated by mandated developer impact fees and fair share
contributions. Therefore, because the No Project (Adopted Community Plan)
Alternative could result in fewer residents due to current zoning, it can be assumed that
the demand for public services would be less, compared to the proposed FPA.

Utilities: The need for additional sewer, water, energy and solid waste systems under the
existing land use plan would be less as compdred to the proposed FPA. However, the
increased demand based upon the rezoning per the proposed FPA would be
negligible. As noted previously, the Navajo Community Plan does not contain the
benefits and polices of the updated 2008 General Plan. The General Plan Conservation
Element discusses water resources management and the Public Facilities and Service
Element evaluates growth and its effects upon infrastructure. These elements are
fundamental to maintaining public utilities in response to the growing community.
Therefore, because the existing plan does not have the benefits of an updated PFFP
and the recommendations from the updated General Plan Public Facilities and Service
Element, impacts to Public Utilities would be greater with the No Project Alternative
compared o the proposed FPA.

Compared to the proposed FPA, the No Project Alternative (Adopted Community Plan)
would not avoid or substantially reduce the significant effects of the project with
respect to land'use (noise), fransportation/circulation, air quality, and noise. While the
No Project Alternative would result in lower population at build-out, land use,
greenhouse gas emissions, visual effects/neighborhood character, and public ufility
impacts would be greater compared to the proposed FPA.

The No Project (Adopted Community Plan) Alternative would not meet a substantial
portion of the proposed FPA's objectives. Specifically, it would not accomplish the
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smart growth principles through the provision of high-density and affordable residential
units in an already urbanized location adjacent to existing public transportation,
employment, and other public infrastructure and services to the same degree as the
proposed FPA. In addition, the No Project (Adopted Community Plan) Alternative would
not address the current co-location of incompatible uses associated with heavy
industrial uses near sensitive receptors. Selection of the No Project alternative would
allow industrial uses throughout the community, but-at a cost to the community
character and potential health of residents where incompatible uses are allowed to
coexist. The No Project (Adopted Community Plan) Alternative would not result in
programs or processes that could incentivize development in the TOD areq, such as the
ministerial review and streamlined permitting. Finally, this alternative would not support
a multi-modal fransportation strategy in the community or the City as a whole.

IV.IV.ILIL  Findings and Supporting Facts

While adoption of the No Project (Adob’red Community Plan) Alternative would allow
future development to proceed in accordance with the adopted community plan,
adoption of this alternative would not achieve important project objectives to:

e Promote a Transit Oriented Development within walking distance to the
Grantville Trolley Station, with a mix of residential, commercial, and industrial uses
that would be designed for the pedestrians without excluding automobiles;

e Promote a Multi-Modal Transportation Strategy: Including walkable and bicycle-
friendly streets, accessible and enhanced fransit options, and comprehensive
parking strategies throughout the community;

* Provide more market-rate and affordable housing opportunities consistent with a
land use pattern that promotes infill development and socioeconomic equity;

e Provide an incentive for development within the Grantville Community Plan
Implementation Overlay Zone by streamlining the permit processing
requirements in order to ensure a less costly and time-intensive process; and,

« Allow for the ability to reduce vehicle miles traveled and reduce associated air
pollution and GHG emissions. '

Therefore, because this alternative fails to meet multiple project objectives, and failure
to meet even a single objective would be sufficient for rejection of the alternative, this
alternative is considered infeasible.

IV.IV.III Reduced Density Alternative (<43 du/acre)

Similar to the proposed FPA, the Reduced Density Alternative (<43 du/acre) would
include an amendment to the Navajo Community Plan. Therefore, Alternative (<43
du/acre) would amend the zoning types, in accordance with the pro'p'osed FPA, but
would call for a maximum of 43 du/acre. Implementation of this alternative would
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provide 5,237 units, reducing the total number of proposed residential units in the FPA
by approximately 37 percent (3,038 units). Fewer residential units would also reduce the
number and size of new dwelling units available in the community. The zoning of the
Reduced Density Alternative (<43 du/acre) would be similar to the zoning described in
the proposed FPA; however, the community commercial zoning would be reduced to
just CC-2-5 and CC-3-4, eliminating the CC-3-8, CC-3-9 that would be allowed by the
proposed FPA.

The permitted densities under the Reduced Density Alternative (<43 du/acre) are
consistent with the City of San Diego'’s Transit Oriented Development (TOD) Guidelines.
Densities under this alternative are assigned based on proximity to future transit (i.e.,
areas closest to transit would have a density of 25 du/ac, areas slightly further away
would have a density of 12 du/ac, and areas well beyond fransit service would have a
density of 7 du/ac.).

IV.IV.IILLI  Potentially Significant Effects

Implementation of the Reduced Density Alternative (<43 du/acre) would not avoid any
of the significant and unavoidable impacts of the FPA (i.e., land use [noise], air quality,
traffic/circulation [capacity], and noise [operational]). However, this alternative would
generate fewer ADT due to the reduced intensity of residential development within the
villages, and thus impacts from traffic congestion (such as, air quality emissions and
noise, and greenhouse gas emissions) would be incrementally reduced from the FPA.

The Reduced Density Alternative (<43 du/acre) also lessens the intensity of residential

. development. Greater density within the villoge areas, such as that proposed under
the FPA, better implements General Plan and FPA goals for compact communities, a
wider range of housing types, affordability, greater transit opportunities, etc. The
Reduced Density alternative would allow for more suburban-type development, which
would be more auto-centric, and contribute to, rather than reduce GHG impacts.

Although this alternative would reduce density, the development footprint within the
FPA would remain generally the same, and therefore, result in similar areas requiring
grading and ground disturbance as with the FPA. Therefore, this alternative would have
similar, or, in some cases, fewer impacts to biological resources, historical resources,
hydrology/water quality, human health/public safety/hazardous materials, utilities
(including solid waste), and paleontological resources depending on the location and
development footprint. As with the FPA, with the exceptions noted below, strict
adherence to the applicable mitigation framework for each applicable issue area
would reduce potential impacts to below a level of significance.
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IVAV.IILIL Finding and Supporting Facts

The Reduced Density Alternative (<43 du/acre) would not result in additional significant
impacts beyond those previously disclosed for the proposed FPA. Impacts associated
with land use (noise), transportation/circulation, air quality, and noise (operational),
would be incrementally less with the reduction in overall density of development, but
would not be reduced to below a level of significance and impacts would remain
significant and unavoidable. Impacts for all other issue areas would be similar
compared to the proposed FPA. However, the Reduced Density Alternative (<43
du/acre) would not meet all of the proposed FPA's objectives. Fewer residential units
would also reduce the number of new dwelling units available in the community. The
City of San Diego’s Regional Housing Needs Allocation calls for the City to develop
88,096 housing units by the year 2020. This alternative would reduce potential housing
development in the proposed FPA area by 37%, forcing the city to find other areas to
accommodate more housing.

IV.IV.IV Reduced Density Alternative (<73 du/acre)

The Reduced Density Alternative (<73 du/acre) would reduce the density and intensity
of development compared to the proposed FPA by more than 30 percent. The
distribution of land uses would otherwise be consistent with the proposed FPA. This
alternative would slightly reduce project impacts associated with the intensity of uses,
and any corresponding significant impacts that would result.

Similar to the proposed FPA, this alternative would include the amendment to the
Navajo Community Plan. Therefore, this alternative would amend the zoning types, in
accordance with the proposed FPA, but would call for a maximum of 73 du/acre. This
scale of reduction would likely result in fewer multi-family residential units, as well as less
intfense commercial and industrial development. Impacts to land use under this
alternative would not be consistent with the increased density goals proposed in the
FPA and the land use impacts to development goals would be greater than the
‘ proposed Navajo Community Plan. Implementation of this alternative would provide
7,356 units, reducing the total number of proposed residential units by approximately
9219 units, or approximately 11 percent fewer units. The zoning of the Reduced Density
Alternative (<73 du/acre) would be similar to the zoning described in the proposed FPA;
however, more types of community commercial zoning (CC-2-5, CC-3-6, CC-3-8, CC-3-
9) would be implemented with the proposed FPA, while only CC-2-5, CC-3-6, and CC-3-
8 would be implemented with this Alternative.

IV.IV.IV.] Potentially Significant Effects

Implementation of the Reduced Density Alternative (<73 du/acre) would not avoid any
of the significant and unavoidable impacts of the FPA (i.e., land use [noise], air quality,
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traffic/circulation, and noise [operational]). However, this alternative would generate
fewer ADT due to the reduced intensity of residential development within the villages,
and thus impacts from traffic congestion (such as, air quality emissions and noise) would
be incrementally reduced from the FPA. Impacts associated with hazardous materials
would be slightly less under the Reduced Density Alternative (<73 du/acre).

The Reduced Density Alternative (<73 du/acre) also lessens the intensity of residential
development. Greater density, such as that proposed under the FPA, better
implements General Plan and FPA goals for compact communities, a wider range of
housing types, affordability, greater transit opportunities, etc. The Reduced Density
Alternative (<73 du/acre) would allow for more suburban-type development, which
would be more auto-centric, and conftribute to, rather than reduce GHG impacts.

Although this alternative would reduce density, the development footprint within the
FPA would remain generally the same, and therefore, result in similar areas requiring
grading and ground disturbance as with the FPA. Therefore, this alternative would have
similar, or, in some cases, fewer impacts to biological resources, historical resources,
hydrology/water quality, human health/public safety/hazardous materials, utilities
(including solid waste), and paleontological resources depending on the location and
development footprint. As with the FPA, with the exceptions noted below, strict

- adherence to the applicable mitigation framework for each applicable issue area
would reduce potential impacts to below a level of significance.

IV.IV.IV.l Finding and Supporting Facts

The Reduced Density Alternative (<73 du/acre) would not result in additional significant.
impacts beyond those previously disclosed for the proposed FPA. Impacts associated
with land use (noise), transportation/circulation, air quality, and noise (operational),
would be incrementally less with the reduction in overall density of development, but
would not be reduced to below a level of significance and impacts would remain
significant and unavoidable. Impacts for all other issue areas would be similar
compared to the proposed FPA. However, the Reduced Density Alternative (<73
du/acre) would not meet all of the proposed FPA's objectives. Incrementally fewer
residential units would reduce the number of new dwelling units available in the
community. The City of San Diego’s Regional Housing Needs Allocation calls for the City
to develop 88,096 housing units by the year 2020. The Reduced Density (<73 du/acre)
Alternative would reduce potential housing development in the proposed FPA area by
11%, forcing the city to find other areas to accommodate more housing.
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STATEMENT OF OVERRIDING CONSIDERATIONS (PUBLIC RESOURCES
CODE §21081(B))

Pursuant to Section 21081(b) of CEQA and CEQA Guidelines §15093 and 15043, CEQA
requires the decision-making agency to balance, as applicable, the economic, legal,
social, technological, or other benefits of a proposed project against its unavoidable
environmental risks when determining whether to approve the project.

If the specific economic, legal, social, technological, or other benefits, including
considerations for a wider range of employment opportunities outweigh the
unavoidable adverse environmental effects, the adverse environmental effects may be
considered acceptable pursuant to Public Resources Code §21081. CEQA further
requires that when the lead agency approves a project which will result in the
occurrence of significant effects which are identified in the FEIR but are not avoided or
substantially lessened, the agency shall state in writing the specific reasons to support its
action based on the FEIR and/or other information in the record.

Pursuant to the Public Resources Code §21081 (b) and Guidelines § 15093, the City
Council, having considered all of the foregoing, finds that the following specific
overriding economic, legal, social, or other benefits associated with the proposed
Project outweigh unavoidable adverse direct impacts related to land use,
traffic/circulation, air quality and odor, and noise. Each of the separate benefits of the
proposed Project, as stated herein, is determined to be, unto itself and independent of
the other project benefits, a basis for overriding all unavoidable adverse environmental
impacts identified in the Findings.

The City Council also has examined alternatives to the Project, and finds that the
proposed FPA alternatives discussed in the FEIR should not be adopted because while
each alternative meets some of the basic objectives of the FPA, they do not meet them
to the same extent as with the FPA, and do not meet the General Plan policies as
further documented below; specifically, that economic, legal, social, or other
considerations make the alternatives infeasible. The City also finds that the economic,
legal, social, and technological benefits of the proposed FPA that the City has found to
override the alternatives' environmental benefits would be negated by the proposed
FPA’'s alternatives.

- The City finds that the Project most fully implements the City's desire to incorporate the
General Plan’s goals and policies into its neighborhoods as part of the long-term
community plan update process.

The City Council declares that it has adopted all feasible mitigation measures to reduce
the proposed FPA’s environmental impacts to an insignificant level; considered the
entire administrative record, including the FEIR; and weighed the proposed FPA's
benefits against its environmental impacts. After doing so, the City Council has
determined that the proposed FPA's benefits outweigh its environmental impacts, and
deem them acceptable. :
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The City Council identified the following public benefits in making this determination.
Each of these public benefits serves as an independent basis for overriding all
unavoidable adverse environmental impacts identified in these Findings and the FEIR.
The City Council considers these impacts o be acceptable, consistent with CEQA
Guidelines section 15093.

The Cadlifornia Supreme Court has stated that, “[t]he wisdom of approving...any
development project, a delicate task which requires a balancing of interests, is
necessarily left to the sound discretion of the local officials and their constituents who
are responsible for such decisions. The law as we interpret and apply it simply requires
that those decisions be informed, and therefore balanced.” Citizens of Goleta Valley v.
Bd. of Supers. (1990) 52 Cal.3d 553, 576.

Courts have upheld overriding considerations that were based on policy considerations
including, but not limited to, new jobs, stronger tax base, implementation of an
agency's economic development goals, growth management policies,
redevelopment plans, the need for housing and employment, conformity to community
plans and general plans, and provision of construction jobs. See Towards Responsibility
in Planning v. City Council (1988) 200 Cal. App.3d é71; Dusek v. Redevelopment
Agency (1985) 173 Cal. App.3d 1029; City of Poway v. City of San Diego (1984) 155
Cal.App.3d 1037; Markley v. City Council {1982) 131 Cal.App.3d 656.

Therefore, the decision-making body expressly finds that in accordance with Public
Resources Code §21081(b) and 21081.5, and CEQA Guidelines §§15093 and 15043,
based on the following specific considerations, the benefits of the Project would
outweigh the Project’s significant effects on the environment:

1. The proposed FPA is necessary to promote the redesign and development of areas
. which are underutilized.

The proposed FPA area is generally characterized by underutilized land and buildings,
incompatible land uses, parcels of iregular sizes and forms which hinder development,
limit parking, and provide inadequate vehicle access. The rezone and community plan
amendment looks to make major changes to the area by providing mixed-use housing
and commercial development, and public amenities.

The General Plan states that the Grantville area is unlikely to attract new industrial
growth due to the changing needs of modern industrial businesses. The proposed FPA
includes a rezone to allow for new development rather than continue to support.
industrial uses. The General Plan also encourages residential uses in targeted Grantville
locations with refined community plan land use designations to assist in separating
potentially incompatible uses.

" To promote new growth and development envisioned in the General Plan, the FPA
rezones the primarily industrial and commercial area to allow high density, mixed use
development. The new growth should attract residents, and community serving
commercial businesses to the area. The potential growth should revitalize and improve
Grantville, thus overriding the potential environmental impacts.

Grantville Focused Plan Amendment Findings and Statement of Overriding Considerations - 57 May 2015
Final PEIR



FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS Bl

2. The proposed FPA will promote Transit-Oriented Development and a multi-modal
strategy.

The Grantville Trolley Station provides an opportunity for Grantville to become a hub for
Transit-Oriented Development. New residential and commercial uses allowed in the
proposed FPA should utilize the transit station, allowing residents and visitors the
opportunity to travel without the use of a car.

Additionally, the Grantville Community Plan Implementation Overlay Zone (CPIOZ)
requires new development to provide amenities for pedestrian and bicycle travel.
Supplemental Design Regulations will require development to include bike racks,
wayfinding signage, and pedestrian and bicycle connections to adjacent properties.
The intent is to make Grantville a place where residents and visitors can access their
homes, places to shop, and transit stations without using a car.

Although the project has significant impacts on fraffic and transportation, the inclusion
of high-density housing, properly designed and implemented, meet the overall goals of
the General Plan City of Villages strategy. The strategy focuses growth into mixed-use
activity centers that are pedestrian-friendly districts linked to an improved regionall
transit system. Grantville's redevelopment will transform the area into this type of
community.

3. The project will provide more market-rate and affordable housing opportunities.

The 2013 City of San Diego Housing Element included a policy to ensure the
provision of sufficient housing for all income groups to accommodate San
Diego’s anficipated share of regional growth. The housing should be provided in
a manner consistent with the development pattern of the Sustainable
Communities Strategy that will help meet regional GHG targets by improving
transportation and land use coordination and jobs/housing balance, creating
more transit-oriented, compact and walkable communities, providing more
housing capacity for allincome levels, and protecting resource areas.

The proposed FPA increases the amount of housing allowed in Grantville from an
existing 101 units to a total of 8,376 units. The proposed FPA will promote Transit
Oriented Development within walking distance to the Grantville Trolley Station,
with a mix of residential, commercial, and industrial uses that would be designed
for the pedestrians and allow for the ability to reduce vehicle miles fraveled and
reduce associated air pollution and GHG emissions. This would allow the City to
continue to be a leader in providing affordable housing options while improving
overall sustainability.

4. The FPA implements the City’s goal to incorporate its General Plan policies and
goals into its neighborhoods as part of its long term community plan update process.

The FPA is superior in meeting the General Plan's Guiding Principles and the goals
generated by the community planning group and stakeholders because it
provides for a new iransit/pedestrian-oriented compact mixed-use village with a
wide variety of housing types and densities. The FPA implements the Housing
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Elements major goals 1 and 4 with the provision of sufficient housing for all
income groups and providing affordable housing opportunities consistent with a
land use pattern which promotes infill development and socioeconomic equity,
while facilitating compliance with all applicable federal, state, and local laws
and regulations.

The alternatives considered include the No Project Alternative, and two
Reduced Density Alternatives. The Reduced Density (<43 du/acre) Alternative is
identified as the Environmentally Superior Alternative, as it would reduce the
proposed FPA's density and intensity by more than 60 percent. However, this
alternative would reduce the extent of residential development within areas
designated for community commercial development. This alternative would not
achieve the level of density and intensity necessary to support the village goals
and objectives that are included in the City's General Plan. The alternative does
not support fransit-level densities in the Grantville that would implement the
General Plan’s Mobility Element policy ME-B.9.

The FPA implements the Economic Prosperity Element’s goals and Appendix C,
EP-3. The increased residential density will assist in meeting the City's affordable
housing needs and provide for a mix of housing types and the integration of
affordable housing. The CPIOZ would ensure that both private and public
development is constructed to a high quality and high aesthetic standard.

The CPIOZ also provides a multi-modal transportation strategy that will enhance
the qudlity of life for the community through street design solutions as identified
the General Plan’s Mobility Element.

These recommendations that are based on the General Pian goals will create
diverse new housing near fransit opportunities in an area designated as a high
propensity for a vilage and determined to be a viable option for
redevelopment. Therefore, the FPA is consistent with the General Plan’s Guiding
Principles. These specific factors support the decision to approve the project
despite the significant unavoidable impacts identified in the PEIR.
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5. The project will implement the City’'s San Diego River Master Pian and improve
Alvarado Creek. ' ‘

A godal of the proposed FPA is to implement the City's San Diego River Master Plan. The
Plan contains policy recommendations for the entire River Park Area and for specific
sections of the River Park. The proposed FPA implements both types in several ways.

The proposed FPA is consistent with the Master Plan recommendations pertaining to the
use of appropriate native riparian and upland vegetation, hydrology and water quality
considerations, corridor establishment, providing active uses fronting the river,
encouraging development to face the river, and including access to the river through
new development. Future project would be encouraged to create public parks and
opportunities for water recreation in the Grantville area as well.

The active fransportation and signage required in'the CPIOZ is intended to orient

" pedestrians and bicyclists to the San Diego River and to Alvarado Creek. These areas
are currently underused and Alvarado Creek is prone to flooding. Transforming these
waterways into natural amenities will provide a benefit to residents within Grantville and
the surrounding communities.
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The active transportation and signage required in the CPIOLZ is intended 1o orient
pedestrians and bicyclists to the San Diego River and to Alvarado Creek. These areas
are currently underused and Alvarado Creek is prone to flooding. Transforming these
waterways into natural amenities will prowde a benefit to residents within Grantville and
the surrounding communities.
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