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A RESOLUTION OF THE COUNCIL OF THE CrrY OF

SAN DIEGO CERTIFYING ENVIRONMENTAL IMPACT

REPORT NO. 652519/SCH NO. 2020039006, ADOPTING THE

FINDINGS AND STATEMENT OF OVERRIDING

CONSIDERATIONS, AND ADOPTING THE MITIGATION

MONITORING AND REPORTING PROGRAM FOR THE TRAILS

AT CARMEL MOUNTAIN RANCH - PROJECT NO. 652519.

WHEREAS, on January 31,2020, NUWI CMR, LLC, a Delaware Limited Liability

Company submitted an application to Development Services Department for amendments to the

General Plan and Carmel Mountain Ranch Community Plan; Rezone; Master Planned

Development Permit and Site Development Permit; and Vesting Tentative Map including an

easement vacation for the Trails at Carmel Mountain Ranch (Project); and

WHEREAS, the matter was set for a public hearing to be conducted by the City Council

of the City of San Diego (City Council); and

WHEREAS, the issue was heard by the City Council on September 14, 2021; and

WHEREAS, under Charter section 280(a)(2) this resolution is not subject to veto by the

Mayor because this matter requires the City Council to act as a quasi-judicial body, a public

hearing is required by law implicating due process rights of individuals affected by the decision,

and the Council is required by law to consider evidence at the hearing and to make legal findings

based on the evidence presented; and

WHEREAS, the City Council considered the issues discussed in Environmental Impact

Report No. 652519 / SCH. No 202039006 (Report) prepared for this Project; NOW,

THEREFORE,
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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 State CEQA Guidelines

thereto (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 säid 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.  ,

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081 and State CEQA

Guidelines Section 15091, the City Council hereby adopts the Findings made with respect to the

Project which are attached hereto as Exhibit A.

BE IT FURTHER RESOLVED, that pursuant to State CEQA Guidelines Section 15093,

the City Council hereby adopts the Statement of Overriding Considerations with respect to the

Project, which is attached hereto as Exhibit A.

BE IT FURTHER RESOLVED, that pursuant to CEQA Section 21081.6, the City

Council hereby adopts the Mitigation Monitoring and Reporting Program, or alterations to

implement the changes to the Project as required by this City Council in order to mitigate or

avoid significant effects on the environment which is attached hereto as Exhibit B.

BE IT FURTHER RESOLVED, that the Report and other documents constituting the

record ofproceedings upon which the approval is based are available to the public at the office

ofthe City Clerk, 202 C Street San Diego, CA 92101.
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BE IT FURTHER RESOLVED, that the City Clerk staff is directed to file a Notice of

Detennination with the Clerk of the Board of Supervisors for the County of San Diego regarding

the Project.

APPROVED: MARA W. ELLIOTT, City Attorney

By

/s/ Lindsey H. Sebastian

Lindsey H. Sebastian

Deputy City Attorney

LHS:nja

08/12/2021

09/08/2021 COR. COPY

Or. Dept: DSD

Doc. No.: 2735452

Attachments: Exhibit A - Findings and Statement of Overriding Considerations

Exhibit B - Mitigation Monitoring and Reporting Program
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EXHIBIT A

Draft Candidate Findings of Fact and

Statement of Overriding Considerations

For

The Trails at Carmel Mountain Ranch

Project No. 652519 / SCH No. 2020039006

August 23, 2021
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I. Intdution

a. Findings ofFact and Statement of Overriding Considerations

The following Candidate Findings ofFact (Findings) and Statement of Overriding

Considerations (SOC) are made for the Trails at Carmel Mountain Ranch (project). The

environmental effects ofthe project are addressed in the Final Environmental Impact Report

(Final EIR) dated July 19,2021, which is incorporated by reference herein.

The California Environmental Quality Act (CEQA) [Public Resources Code Section

21081(a)] and the State CEQA Guidelines [14 California Code of Regulations, Section 15091(a)]

require that no public agency shall approve or carry out a project for which an environmentál

impact report has been completed which identifies one or more significant effects thereof, unless

such public agency makes one or more of the following findings:

1. Changes or alterations have been required in, or incorporated into, the project which

mitigate or avoid the significant environmental effects on the envirnment;

2. Those changes or alterations are within the responsibility and jurisdiction of another

public agency and have been or can or should be adopted by that other agency; or

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 alternatives identified in the final

environmental impact report.

CEQA also requires that the Findings made pursuant to Section 15091 be supported by

substantial evidence in the record (Section 15091(b) of the State CEQA Guidelines). Under

CEQA, substantial evidence means enough relevant information has been provided (and

reasonable inferences from this information may be made) that a fair argument can be made to

support a conclusion, even though other conclusions might also be reached. Substantial evidence

must include facts, reasonable assumptions predicted upon facts, and expert opinion supported

by facts (Section 15384 of the State CEQA Guidelines).
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CEQA further requires the decision-maldng agency to balance, as applicable, the economic,

legal, social, technological, or other benefits of a proposed project against its unavoidable

envionmental effects when determining whether to approve the project. If the specific economic,

legal, social, technological, or other benefits of a proposed project outweigh the unavoidable adverse

environmental effects, the adverse environmental effects may be considered "acceptable" (Section

15093(a) ofthe State CEQA Guidelines). 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 lessèned, the agency shall state in writing the specific rèasons to suþpórt itsàéfioñš

based on the Final EIR or other information in the record.

The Findings and SOC have been submitted by the City of San Diego (City) Development

Services Department as Candidate Findings to be made by the decision-making body, They are

attached to allow readers ofthis report an opportunity to review the applicant's position on this

matter and to review potential reasons for approving the project despite the significant and

unavoidable effects identified in the Final EIR. It is the exclusive discretion ofthe decision-maker

certifying the EIR to determine the adequacy of the proposed Candidate Findings. It is the role of

staffto independently evaluate the proposed the Candidate Findings, and to make a

recommendation to the decision-maker regarding their legal adequacy.

b. Record of Proceedings

For purposes of CEQA and these Findings and SOC, the Record of Proceedings for the

project consists ofthe following documents and other evidence, at a minimum:

• The Notice of Preparation (NOP) and all other public notices issued by the City in

conjunction with the project;

• All responses to the NOP received by the City;

• The Draft EIR;

• The Final EIR;

-PAGE 6 OF 57-



(R-2

022-

50)

COR. COPY

• All written comments submitted by agencies or members of the public during the public

review comment period on the Draft EIR;

• All responses to the written comments included in the Final EIR;

• All written and oral public testimony presented during a noticed public hearing for the

project at which such testimony was taken;

• The Mitigation Monitoring and Reporting Program;

• The reports and technical memoranda included or referenced in any responses to

comments in the Final EIR;

• All documents, studies, EIRs, or other materials incorporated by reference in or otherwise

relied upon during the preparation of, the Draft EIR and the Final EIR;

• Matters of common knowledge to the City, including, but not limited to, federal, state,

and locallaws and regulations;

• Any docúmentsexpressly cited in these Findings and SOC;.ad

• Any othërrëlevaht aterials required to be in the Record of Proceedings by Public

Resources Code Section 21167.6(4

c. Custodian and Location of Records

The documents and other materials which constitute the record ofproceedings for the

City's actions on the project are located at the City's Development Services Department (DSD),

1222 1st Avenue, 5th Floor, San Diego, California 92101. DSD is the custodian of the project's

administrative recor. Copies ofthe document that constitute the Record of Proceedings are and at all

relevant times have been available upon request at the ces ofDSD.

The Draft EIR was placed on the City Clerk's web-site at https://www.sandiego.gov/ceqa.draft;

and the Final EIR was placed on DSD's website at https://www.sandiego.gov/ceqa/final. This

information is provided in compliance with Public Resources Code Section 21081.6(a)(2) and State

CEQA Guidelines Section 15091(e).

IL Project Summay

a. Project Objectives

The objectives of the project include the following

1. Provide multi-family housing units with a range of housing types that are compatible

with the adjacent established residential communities.
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2. Assist the City in meeting state and local housing goals by providing opportunities for

high-quality, new, market-rate and deed-restricted housing to meet the needs of current

and future City residents on vacant land centrally located near existing jobs, transit,

commercial, and industrial development.

3. Preserve the majority of the project site as open space, avoid areas of native vegetation or

potentially suitable habitat for special-status plant species, and avoid areas ofsensitive

habitat including jurisdictional areas and their associated 100-foot buffers.

4. Replace dead and dying vegetation associated with the vacant and blighted golf course

with drought-tolerant, native landscaping.

5. Create a wide-range of active and passive public recreational opportunities above and

beyond what is required by City regulations.

6. Establisha multi-use trail system for pedestrians and bicyclists with connections to major

amenitie and adjacent neighborhoods. Establish a public sytem of trail and paths for

communitýwidë use, thereby providing enhanced neighborhood conñectivitý. + --

7. Ensure new uses are compatible with the existing community by establishing 50-foot

setbacks, design regulations and guidelines, best practices, and performance standards to

ensure that the project is cohesive and respectful of existing properties.

b. Project Description

The proposed project would allow for a total of 1,200 multi-family homes, one

commercial parcel, and a mix ofopen space and recreational uses. At buildout ofthe project, a

total of 180 deed-restricted affordable units would be included.

The project would develop distinct residential neighborhoods with a diversity of

housing types and open space amenities with a unique character and sense ofplace which

would be accomplished through implementation ofproject-specific design guidelines. Each

neighborhood would provide an open space amenity, trail connection, recreation area, and

separate entrance. Gateways into the neighborhoods would be clearly marked and accentuated

with distinct landscape features, building forms, enhanced paving, and direct pedestrian paths.

Entrances to each neighborhood would lead residents and visitors directly to recreation areas

and open space amenities in the neighborhood, providing a sense of place and arrival. Homes

would be clustered and oriented around private open spaces and community amenities,

providing a sense of neighborhood identity. Buildings would be oriented and relate directly to
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internal drives, paseos, greenways, and common open space amenities and generally create an

attractive presence and "eyes on the street."

Residential land uses would be developed as infill residential neighborhoods consistent

with the policies and regulations established in the Trails at Carmel Mountain Ranch Design

Guidelines (EIR Appendix B). The residential development would occur on approximately

52.9 acres ranging in density from 13 to 37 dwelling units per acre. The proposed project

would allow up to'1,200.rešidential dwelling units with heights ranging-from 37 to 48 fèét

(inclusive ofaliuílding appurtenances such as solar panels, chimneys and mhanièal

equipment). All proposed new residential structures would be set back 50 feet from existing

residential development.

Numerous building types (townhomes, garden walk-ups, stacked flats and apartments,

among others) would be provided in the community, with a mix of for-sale and rental dwelling

units to serve a diverse and mixed population and household size. A.variety of architectural

styles would be allowed across the neighborhoods, so long as a consistency is established at each

planning unit neighborhood to help define a sense ofplace. Building designs would establish a

pattern and hierarchy ofbuilding massing and forms to help reduce the visual bulk of the

development and would incorporate smaller-scale architectural elements, such as bay windows,

porches, projecting eaves, awnings, and similar elements, to add visual interest and reduce the

scale and mass ofbuildings.

Development of the residential neighborhoods would be implemented through City-wide

zoning with allowable deviations from the development standards described in the Design

Guidelines (Appendix B). The Design Guidelines provide guidance and direction on site
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planning, building design landscape design and brush management. The Design Guidelines also

provide objective criteria for long-term maintenance ofopen space and trails.

Areas zoned RM-1-land RM-1-3 would include two- and three-story townhomes, with

two or three bedrooms. Areas zoned RM-2-4 through RM-2-6 and RM-3-7 would include three-

and four-story apartments, with studios, one, two, and three bedrooms.

Approximately 111.0 acres of development would be composed ofparkland, open space,

and btffer area. This area icludes approximately 5 miles of publicl àëcessiblé trails and 7,87

acres of publicly àcèessible parkland 78. acres of open space; and 25. aères ofbuffer area. A

privately-owned trail system would circulate throughout the project site to provide mobility and

recreational opportunities for pedestrians and bicyclists. The majority of the trail system would be

repurposed from the previous golf cart path. There would also be new segments of the trail system

that would be constructed ofdecomposed granite or concrete and would provide connections

through new development areas. Trnils would range from 5 to 8 feet in width and all trails would

be publicly accessible. A trail staging area would provide bike racks, a trail map and rules kiosk,

bike station, picnic tables, and shade areas. Trails would connect to sidewalks along the proposed

on-site roadways and along existing adjacent residential streets to maximize access and

connectivity to the surrounding neighborhood. Recreational amenities would include picnic

pavilions, playgrounds and tot-lots.

In addition, the project proposes a 12,000-square-foot pad for future development of a

community art gallery/studio located near the existing Carmel Mountain Ranch library. This

gallery may include up to 6,000 square feet in one or two buildings to house gallery space, studio

space and a 3,000-square-foot café/restaurant/banquet area with 2,000 square feet ofdining space

and a 1,000-square-foot kitchen. One watchkeeper quarters up.to 1,200 square feet would also be
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proposed. The Community Plan Land Use proposed is Community Commercial and the zone

would be CC-2-1.

Discretionary Actions

The project requires the following entitlements from the City:

• General Plan Amendment

• Community Plan Amendment

• Rezone

•, Master Panned Development Permit

• Site Development Pennit

• i VestingTentative Map with Easement Vacations

III. Environmental Review Process and Public Participation

The lead agency approving the project and conducting environmental review under CEQA

(California Public Resources Code Sections 21000, et seq.), and the State CEQA Guidelines

(California Code ofRegulations, Title 14, Sections 15000 et seq.), is the City. As lead agency, the

City is primarily responsible for carying out the project. -

In compliance with Section 15082 ofthe State CEQA Guidelines, the City published a

NOP on March 3,2020, which began a 30-day period for comments on the appropriate scope of

the Draft EIR. Consistent with Public Resources Code Section 21083.9 and Section 15082 ofthe

CEQA Guidelines, a public scoping meeting was to be held to solicit comments regarding the

scope and analysis ofthe EIR. However, due to the state of emergency related to the COVID-19

virus and in the interest ofprotecting public health and safety, the City followed health mandates

from Governor Newsom and the County of San Diego to slow the spread ofthe COVID-19 virus

by limiting public meetings. Therefore, the City did not conduct the in-person scoping meeting.

The public scoping meeting scheduled for Wednesday, March 18, 2020, was cancelled in
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accordance with mandated safety requirements outlined by the County of San

Diego. A cancellation notice was posted on the City's website on March 13,2020.

The City published the Draft EIR on December 23,2020, in compliance with CEQA. Pursuant

to State CEQA Guidelines Section 15085, upon publication of the Draft EIR, the City filed a Notice of

Completion with the Governor's Office ofPlanning and Research State Cleainghouse, indicating that

the Draft EIR had been completed and was available for review and comment by the public until

February 8, 2021.The City also posted a Notice ofAvailability ofthe Draft EIR at this time pumant

to State CEQA Guidelines Section 15087.

The Final EIR for the project was published on July 19,2021. A Revised Final EIR was

published on August - 2021. Both documents have been prepared in accordance with CEQA and

the State CEQA Guidelines.

IV. Summay of Impacts

Impacts associated with specific issues areas (e.g., land use, transportation, air quality,

etc.) resulting from approval of the project and future implementation are discussed below.

The Final EIR concludes the project will have no impacts with respect to the following issue

areas:

• Agriculture and Forestry Resources

• Mineral Resources

The Final EIR concludes that the project will have less than significant impacts and

require no mitigation measures with respect to the following issues:

• Land Use

• Air Quality and Odor

• 

E

n

er

g

y

• Geologic Conditions

• Greenhouse Gas Emissions
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• Health and Safety

• Hydrology

o Population and Housing

• Paleontological Resources

• Visual Effect/Neighborhood Character

• 

Wate

r Q

ua

lity

• Wildfire

Potentially significant impacts of the project will be mitigated to below a level o f

significance with respect to the following issues:

• · Biological Resores

• Historical-Resourcés

• Noise

• Public Utilities

• Tribal Cultural Resources (TCRs)

No feasible mitigation measures are available to reduce impacts to beow a level of

significance for the following issues:

• Transportation/C

irculation

• Public Services and Facilities (Library)

V. Findings Regarding Impacts

In making each of the findings below, the City has considered the Record ofProceedings.

The Plans, Programs, and Policies discussed in the Final EIR are existing regulatory plans and

programs to which the project is subject, and analysis throughout the Final EIR demonstrates

co

ns

ist

en

cy

.

a. Findings Regarding Impacts that Can Be Mitigated to Below a Level of Significance

The City, having independently reviewed and considered the information contained in the Final EIR

and the Record of Proceedings, finds pursuant to Public Resources Code Section 21081(a)(1) and

State CEQA Guidelines Section 15091(a)(1) that changes or alterations have been required in, or
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incorporated into, the project that avoid, mitigate, or substantially lessen the significant effects on the

environment as identified in the Final EIR. The basis for this conclusion is as follows:

1. Biological Resources

Impact: Construction-related noise may impact breeding wildlife, including two Multiple

Species Conservation Program (MSCP)-covered species (least Bell's vireo and Cooper's hawk), as

well as yellow warbler, if construction occurs during the breeding season Indirect and cumulative

impacts would be potentially significant ([mpact BIO-1).

Facts in Support of Findings: Construction-related noise may impact brg wildlife,

including two MSCP-covered species (least Bell's vireo and Cooper's hawk), as well as and

yellow warbler, if construction occurs during the breeding season (generally February 1 through

September 15).

Mitigation Measure: Mitigation Measure (MM)-BIO-1 requires that, prior to

construction, a Qualified Biologist be retained to implement the monitoring program and all

necessary documentation be submitted to the City's Mitigation Monitoring Coordination (MMC)

section. Habitat removal for areas that support active nests should occur outside of the February

1-September 15 breeding season. Pre-construction surveys will be performed and conducted

within 10 calendar days prior to the start of construction activities. Orange construction fencing

is required adjacent to the sensitive biological habitats and prior to construction the construction

crew must attend an on-site educational session regarding the need to avoid impacts outside of

approved construction area. MM-BIO-1 also requires monitoring during construction activities,

as needed, MM-BIO-2 requires specific steps be taken to ensure the protection ofthe least Bell's

vireo, including surveys, noise attenuation and noise monitoring, as needed.
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Finding: Implementation of MM-BIO-1 and MM-BIO-2 would reduce indirect and

cumulative biological resource impacts to below a level of significance.

Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 5.4, Biological Resources, and Section 6.1.4, Biological Resources.

2. Historical Resources

Impact: Impacts to one cultural resource (P-37-006082) resulting fm the proposed project

construction would bepotentially significant (Impact HR-1).

Facts in Support of Findings: The survey conducted by Dudek.as·part.ofthe-cultural report.:

confimed that P-37-006082 is the only previously identified resource within the project area of

potential effects (APE) that has not been completely obscured or destroyed by prior development.

Construction ofthe proposed project could potentially damage this historical resource.

Mitigation Measure: MM-HR-1 would require that, prior to issuance of a grading

permit for any construction-related activity proposed within 100 feet of a known cultural

resource on the project site, Owner/Permittee shall undertake avoidance measures and implement

a construction monitoring plan. MM-HR-2 requires that a monitoring program be implemented

to protect unknown archeological resources that may be encountered during construction anc!/or

maintenance-related activities. The monitoring plan includes checking entitlement plans,

submitting letters ofqualifications, verifying records search, and attending preconstruction

meetings; it also calls for monitors being present during grading, excavation, and/or trenching;

and defines a protocol in the case a resource is discovered. If a resource is discovered, the

Principal Investigator (PI) and Native American consultant/monitor shall evaluate the

significance of the resource. Ifhuman remains are discovered the procedures set forth in Public

Resources Code Section 15064.5(e), Public Resources Code Section 5097.98 and Health and
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Safety Code Section 7050.5 shall be undertaken. The procedures and protocols outlined in MM-

Hit-2 would ensure that any signifcant resources discovered during ground disturbing activities

would not be damaged or destroyed during ground-disturbing activities.

Finding Implementation ofMM-HR-1 and MM-HR-2 would reduce historical resource

impacts 

to below

 a level o

f signi

ficanc

e.

Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 5.9, Historical Resources. --

é Impact: Direct and cmulative impacts to unknown religious or sacred uses on the pojct site ..

would be potent

ially signific

ant (Im

pact HR-2).

Facts in Support of Finding: 

No existing

 religious or sacred uses are locat

ed on the

project site. However, a signi

ficant histo

rical resou

rce related to religio

us or sacred u

ses could be

discovered during ground disturbing activities and impacts would be potentially significant.

Mitigation Measure: MM-HR-2 requires preparation and submittal of a Draft Monitoring

Report, which shall descr

ibe the results, ana

lysis, and co

nclusions of all phases

 of the

Archaeological Monitoring Program (with appropriate graphics) to the MMC for review and

approval within 90 days follo

wing the completion of monitoring. For significant

 archaeolog

ical

resources encountered during monitoring, the Archaeological Data Recovery Program shall be

included in the Draft Monitoring Report. In the case of handling artifacts, the PI shall be

responsible for ensuring that artifacts are collected, cleaned, catalogued, and analyzed to identify

function and chronology. The property owner shall be responsible for cost for curation.

Finding: Implementation of MM-HR-2 would reduce direct and cumulative historical

resource impacts to below a level ofsignificance.
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Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 5.9, Historical Resources, and Section 6.1.9, Historical Resources.

3. Noise

Impact: Noise levels from project construction would exceed the San Diego Municipal

Code construction noise standards applicable to existing sensitive receptors leading to potentially

significant direct and cumulative noise impacts (Impact NOI-1).

Facts in Sipport of Finding: Given the nature of the project sité being interspersed with and

in proximity to exisïing residential land uses, construction operations asšóiátéd iith the þposed-   f 'ti :.

project have the potential to exceed the Citys 75 decibel (dB) 12-hour average property line noise level

threshold, resulting in a potentially significant impact.

Mitigation Measure: MM-NOM requires that prior to issuance of demolition grading, or

building permits, MMC shall verifý that construction activity occurring as a result ofproposed project

implementation within 175 feet ofnoise-sensitive receivers includes noise-reduction measures to

ensure construction activities do not exceed the 75 dBA community noise equivalent level (CNEL) and

comply with City's (San Diego Municipal Code Section 59.5.0401, Sound Level Limits, and San Diego

Municipal Code Section 59.5.0404, Construction Noise).

Finding: Implementation of MM-NOI-1 would reduce direct and cumulative construction

noise impacts to below a level of signicance.

Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 5.11, Noise, and Section 6.1.11, Noise.

Impact: Noise levels from.project operations (mechanical equipment noise) would

exceed the San Diego Municipal Code construction noise standards applicable to existing and
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future sen

sitive recepto

rs resultin

g in potent

ially signific

ant direct 

and cum

ulative noi

se impacts

(Impact NO).

Based on an attenuation rate of 6 dB per doubl

ing of distance and 

shielding 

that would

break the line of sight to outdoor heating, ven

tilation, and air conditioning

 (HVAC) equipment,

the noise lev

el at the nearest rec

eiving property line would be approximately 44.5 dB during

continuou

s operatio

n, exceed

ing the San

 Diego Municip

al Code reside

ntial n

oise leve

l standard

of 40 dB between 10:00 p.m

. and 7:00 a.m

., resulting in a potentially

 significant

 impact.

Facts in

 Suppor

tof Finding:

 MM-NOI-2 requir

es that 

riór í

 išsùàñ

ce f

 bilàìš

permit MMC shall verify

 that mechanical n

oise levels are minimized to meet applica

ble City

noise thre

sholds through equipment select

ion, project-site

 design, 

and constructi

on of local

ized

baniers or parapets. Sel

ection ofmechanical equ

ipment shall c

onsider radi

ated outdoor sound

pressure level

s and efficiency as the primary criteria. MM-NOI-2 also requi

res that ou

tdoor

mechanical equipment be located so that line-of-sight from

 the equipment to the adjacent noise-

sensitive r

eceiving

 property

 line is blocke

d by interve

ning buildin

g elements or struct

ures. MM-

NOI-2 requ

ires a noise a

nalysis by

 a qualifie

d acoustic

al cons

ultant p

rior to iss

uance o

f a

building permit to ensure compliance w

ith the San D

iego Municipal C

ode.

Finding: Implementation ofMM-NOI-2 would reduce direct a

nd cumulative op

erational

noise i

mpacts t

o below a level 

of signif

icance.

Reference: These findings

 incorporate by reference

 the information and analysis included

 in

Revised Final EIR Section 5.11, Noise, and Section

 6.1.11,

 Noise.
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4. 

Public Utilities

Impact: Prior to th payment of a fair-share contribution for the reconfiguration/retrofit

of the Carmel Mountain High Water Pump Station, direct and cumulative impacts would be

potentially significant (Impact UTL-1).

Facts in Support of Finding: The project applicant acknowledges the

reconfiguration/retrofit of the Carmel Mountain High Water Pump Station would be necessary.

The extent of the ipgrades required at the pump station are not known at this time; however, it

is anticipated that á ne pump would be required at this location.

Mitigation Measure: MM-UTL-1 requires a fair-share contribution for the

reconfiguration/retrofit ofthe Carmel Mountain High Water Pump Station prior to the issuance

of the first building permit for Unit 9.

Finding: Implementation ofMM-UTI-1 would reduce direct and cumulative public

utilities impacts to below a level of significance.

Reference: These findings incorporate by reference the infonation and analysis included in

Revised Final E Section 5.15, Public Utilities, and Section 6.1,15, Public Utilities.

5. Tribal Cultural Resources

Impact: There is potential for TCRs to be impacted by project implementation and thus,

direct and cumulative impacts are considered potentially significant (Impact TCR-1).

Facts in Support of Finding: The area is considered potentially sensitive for TCR

s as

identified by the Iipay Nation of Santa Isabel, Jamul Indian Village, and San Pasqual Band of

Mission Indians, who are affiliated traditionally and culturally with the project area. Therefore,
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there is a potential for TCRs to be impacted by project implementation during grading and ground-

disturbing activities

. Impacts would be consi

dered pot

entially signific

ant.

Mitigation Measure: MM-TCR-1 requires t

hat prior to beginning any construct

ion related

activity on-site, Owner/Permittee shall implement the items detailed

 in MM-HR-1 and MM-HR-2.

Finding: With MM-TCR-1 implementation, direct and cumulative impacts to any

potential

 TCRs would be redu

ced to below a level o

f significance

.

Reference

: Thes findings

 incorporate

 by referen

ce the infomation and analysi

s inclu

ded in

Revised Final EIR Section

 5.16, Tribal Cultural Re

sources,

 and Sectio

n 6.1.16, Triba

l Cultur

al

Resources.

b. Findings Regarding Impacts That Are Significant and Unavoidable

The City, having reviewed and considered the information contained in the Final EIR and

the Record of Proceedings an

d pursuant to P

ublic Resource Code Section 

21081(a)(3) 

and State

CEQA Guideline

s Section 

15091(a)(3), fin

ds that sp

ecific eco

nomic, legal

, social, 

technol

ogical,

or other considerations, in

cluding considerations ofthe provision of employment opportunities for

highly trained workers, make infeasible any mitigation measures for the project's

Transportation/Circulation and Public Services and Facilities (Library) impacts as explained in

more detail in the Final EIR (Project No. 652519 / SCH No. 2020039006).

"Feasible" is defined in Section 15364 of the State CEQA Guidelines to mean "capable

ofbeing accomplished in a su

ccessful manner within a reaso

nable period

 of time, taking

 into

account e

conomic, envir

onmental, lega

l, social, a

nd techno

logical f

actors."

 Public Resources

Code Section 21081 and State 

CEQA Guidelines Se

ction 15091(«3) also p

rovide that "o

ther"

considerations may form the basis for a finding of infeasibility. Case law makes clear that a
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mitigation measure or alternative

 can be deemed infeasible o

n the basis o

f its failure to

 meet

project ob

jectives o

r on related

 public policy grounds.

 These fin

dings are 

appropriate beca

use

there are no fe

asible mitigation

 measures availa

ble that would reduc

e the identi

fied project impacts

to below a level of significance.

1. Transportation/C

irculation

Impact: It is un

likely that the project would generate

 vehicle miles travele

d (VMT) per

capita of 15% below the regiona

l average; the

refore, the project would have

 a potentially

 direct

and cumulative sign

ificant im

pact relativ

e to VMT (Impact T

RA-1).

Facts in Support of

 Finding: The anticipated d

aily trip generation o

f the reside

ntial

component of the project was determined per the C

ity of San Diego's T

rip Generation Manual.

The project is anticipated 

to generate approximately 8,282 daily

 trips.

The cen

sus tracts

 containin

g the project 

site (170.56

, 170.55, and 

170.39) 

have a VMT

per capita 

of 21.7, 21.4

, and 23.

2, respecti

vely. These val

ues exce

ed the City's VMT signific

ance

threshold 

of 16,2, While modeling the project in

 the San

 Diego Association of Governments

(SANDAG) model would provide the

 project-speci

fic estimate of VMT per Capita, i

t can be

inferred from the land use character

istics of the surrounding census tracts a

nd their VMT rates,

that it is u

nlikely th

e project would gen

erate VMT per capita

 of 15% below the regi

onal av

erage,

even with transportation demand management (TDM) reductions.

Thus, the residential

 component of the project will result in a significant VMT

transportation impact. The project will comply with the Complete Communities, Mobility Choices

Program, which requires p

roject applica

nts to implement VMT reducing amenities or pay an active

transportation in-lieu fee depend

ing on a project's

 location. Compliance with the Mobility Choices

Program may be used as mitigation for a significant VMT transportation impact and projects that
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are in compliance may rely upon the findings and statement of overriding considerations prepared

for the Mobility Choices Program. Since a portion of the project is located in mobility zone 2,

VMT reduction guidelines for that zone were applied to the entire project. Therefore, based on the

regulations, five VMT Reduction Measure points are necessary to comply with the Mobility

Choices Program. Those points are considered mitigation "to the extent feasible."

As a result the project would generate VMT that cannot be reduced to 15% below the

regional average,.even with the implementation of all feasible mitigation.

Mitigation Measure: The project would implement VMT rëduction meásires pràìant

to MM-TRA-1, including three on-site bicycle repair stations in Units 9,10, and 16, and each

unit would provide short-term bicycle parking 10% beyond the minimum requirements for public

use (the project would therefore have a total of 660 short-term bicycle parking spaces). These

measures would reduce VMT, but not enough to meet regional guidelines.

Finding: Direct and cumulative impacts associated with VMT would be significant and

unavoidable even with implementation of MM-TRA-1.

Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 5.2, Transportation/Circulation, and Section 6.1.2,

Transportation/Circulation.

2. Public Services and Facilities

Impact: The population increase associated with the project would exacerbate the current

need for a larger library in the Carmel Mountain Ranch community, and therefore the project

would result in a potentially significant direct and cumulative impact (Impact PUB-1).
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Facts in

 Supp

ort of

 Finding

: The

 neares

t municipa

l library

 to the

 proje

ct is the

 Carm

el

Mountai

n Ranch Library, 

locate

d adja

cent t

o the

 project s

ite at

 12095 World

 Trnde

 Drive

. This

local b

ranch is part

 of the City library syste

m, which allows resi

dents 

to use a

ny bran

ch or the

main library

, and the Ser

ra Cooperati

ve Lib

rary Sy

stem, w

hich allows reside

nts of the

 City and

San Diego Co

unty to use 

public 

library facilit

ies. Current

ly, the Carmel Mounta

in Ranch Library

does no

t satisf

y the G

enera

l Plan's 

policy recom

mendat

ion that

 every branch

 library be at

 least

15,000 square

 feet an

d thus 

a publi

c sèrvi

ces and facili

ties defi

ciency exists 

today. As ther

e is no

specifi

c plan in place

 to expan

d the si

ze of

 the Carmel Mountain Ranch Lib

rary and t

here is n

o

capital im

provement program in existence 

to earmark funds fo

r expand

ing the s

ize of

 the Carmel

Mountain Ranch Lib

rary, impacts as 

a result

 of the proposed 

project 

would be pot

entially

significa

nt. However, the

 project ap

plicant w

ould provide a

n ad-hoc fee, 

to be u

tilized by the

City's Pub

lic Library

 Department for a future project or expan

sion of the Carmel Mountain

Ranch Library. The fe

e will be imposed

 through a

 cond

ition

 of approval o

f the project. 

The

permit conditi

on will requi

re a proportiona

te contrib

ution to be provided

 pior to the issuanc

e of

construc

tion permits, to ens

ure a dedica

ted funding source is est

ablished solely for improvements

to the C

armel Mountain Ranch Library. Becau

se no sp

ecific futu

re project o

r expansio

n of the

Carmel Mountain Ranch Library

 has been identif

ied at this

 time, the p

hysical im

pacts ass

ociated

with such an activity cannot

 be evaluat

ed. Subseq

uent CEQA revie

w may theref

ore be neces

sary

when a fut

ure project or expans

ion of the Carmel Mountain

 Ranch Library is iden

tified.

Although the project will provide an ad

-hoc fee to address the im

pacts caus

ed by the

project's as

sociated

 populatio

n increase

, the improvements c

annot be 

guarantee

d. As a result,

impacts would remain signific

ant and unavoid

able as no fe

asible m

itigation exist

s that c

ould

reduce or avoid this potentially significant impact.

-PAGE 23 OF 57-



(R-2022-50)

COR. COPY

Mitigation Measure: No feasible mitigation exists that could reduce or avoid this potentially

significant impact.

Finding: Direct and cumulative impacts to library facilities would be significant and

unavoidable.

Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 5.14, Public Services and Facilities, and Section 6.1.4, Public Services and

Facilities.

VI. Findings Regarding Mitigation Measures Which are the Responsibilities ofAnother Agency

The City, having reviewed and considered the information contained in the Final EIR and

the Record of Proceedings, finds pursuant to Public Resources Code Section 21081(a)(2) and

State CEQA Guidelines Section 15091(«2) that there are no changes or alterations which could

reduce significant impacts that are within the responsibility and jurisdiction of another public

agency.

VII. Findings Regarding Alternatives

In accordance with Section 15126.6(a) of the State CEQA Guidelines, an EIR must

contain a discussion of "a range ofreasonable alternatives to a project, or the location of a

project, which would feasibly attain most ofthe basic objectives of the project but would avoid

or substantially lessen any of the significant effects of the project, and evaluate the comparative

merits of the alternatives." Section 15126.6(f) further states that "the range of alternatives in an

EIR is governed by the 'rule ofreason' that requires the EIR to set forth only those alternatives

necessary to permit a reasoned choice." Thus, the following discussion focuses on project

alternatives that are capable of eliminating significant environmental impacts or substantially

-PAGE 24 OF 57-



(R-2022-50)

COR. COPY

reducing them as compared to the propos

ed project, ev

en if the alte

rnative would impede the

attainment of some project obje

ctives, or would be more costly. In accordance w

ith Section

15126.6(f)(

1), among the fact

ors that may be taken

 into accoun

t when add

ressing the

feasibility of

 alternatives 

are: (1) site 

suitability; (

2) economic viability;

 (3) availa

bility of

infrastruc

ture; (4) ge

neral pl

an consisten

cy; (5) o

ther pla

ns or regula

tory lim

itations;

 (6)

jurisdictional bo

undaries; and

 (7) whether the

 proponent can

 reasonably 

acquire, cont

rol or

otherw

ise hav

e acce

ss to th

e altern

ative

 site.

 In develop

ng the alternati

ves to be addressed in this secti

on, consideration w

as given to

an alternati

ve's abili

ty to meet most of the basic ob

jectives o

f the project. Be

cause the project

will cause potentially significant 

environmental effects unl

ess mitigated, the C

ity must consider

the feasibilit

y of any environmentally superior alternative

s to the project ev

aluating

 whether

these alternati

ves could av

oid or substantial

ly lessen the potential

ly significant en

vironmental

effects while achieving most ofthe obj

ectives of the project.

The City, having reviewed and conside

red the information conta

ined in the

 Final EIR and

the Record of Proceedings, an

d pursuant to Publi

c Resource Code Section

 21081(a)(3)

 and State

CEQA Guidelines Sect

ion 15091(a)(3), fin

ds that speci

fic economic, legal,

 social, techno

logical,

or other consid

erations, inclu

ding considera

tions of the provision of employment opportunities

for highly trained workers, make infeasibl

e the alternat

ives identifi

ed in the Final E

IR (Project

No. 652519/SCH No. 2020039006).

"Feasible" is defined in Section 15364 of the State CEQA Guidelines to mean "capable

ofbeing accomplished in a successful manner within a reasonable period oftime, taking into

account economic, environmental, legal, social, and technological factors." Public Resources

Code Section 21081 and State CEQA Guidelines ection 15019(a)(3) also provide that "oth

er"
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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. These findings are appropriate because

there are no feasible alternative available that would reduce the identified project impacts to

below a level of significance.

A. No Project/No Development Alternative

State CEQA Guidelines Section 15126.6( requires that an EIR evaluate à "no projecr'

alternative along with its impact. The purpose of describing and analyzing a no project

alternative·is to 

allow a lead agency to compare the impacts of approving.the:project to.-:,:

the impacts of not approving it. Under the No Project/No Development Alternative, the

project would not be implemented and the site would remain in its current condition.

Potentially Significant Effects: The No Project/No Development Alternative would

avoid all of the significant and potentially significant impacts associated with the project

including: significant and unmitigated Transportation/Circulation and Public Services and

Facilities (Library) impacts; and significant but mitigated impacts related to biological

resources, historical resources, noise, public utilities, and TCR.

Finding: The City rejects the No Project/No Development Alternative as it fails to satisfy

the proposed project's underlying purpose and because it fails to meet any of the project

objectives. Moreover, specific economic, legal, social, technological, or other

considerations including matters ofpublic policy make the alternative infeasible. The

City finds that any ofthese grounds are independently sufficient to support rejection of

this alternative.

Rationale: Under the No Project/No Development Alternative, the project would not be

implemented and the site would remain in its current condition. Under this alternative,

none of the direct or indirect environmental impacts associated with construction and

operation ofthe project would occur.

In addition, the No Project/No Development Alternative would not meet any ofthe

project objectives as set forth in Section 3.2 ofthe Final EIR. This alternative would not

provide a range ofmulti-family housing units (Objective No. 1); it would not assist the

City in meeting state and local housing goals (Objective No. 2); it would not preserve the

site as open space or replace dead and dying vegetation associated with the vacant and

blighted golf course (Objectives No. 3 and 4); it would not create a wide-range of active

and passive public recreational opportunities (Objective No. 5); and it would not establish

a public multi-use trail system enhancing neighborhood connectivity (Objective No. 6).

Reference: These findings incorporate by reference the infoation and analysis included in

Revised Final EIR Section 8.6., No ProjectNo Development Alternative.
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B. Reduced Density Alternative

This alternative would have the same footprint of the proposed project, but the density

would be reduced. This would reduce the number ofmulti-family homes proposed fm 1,200 to

825. This alternative.would eliminate all apartments on site and shift the entire project to 100%

townhomes. Under the proposed project, apartments are planned on Units 5,6,9,16, and 17 with

an average density of 30 dwelling units/acre (du/ac). Under this alternative, those locations would

now include townhomes with an average density of 15 du/ac. This alternative would therefore

reduce the estimated number of people anticipated to occupy the new development from 3,180

people to 2,186.

The same discretionary actions required for the project would be required for this

alternative, including a General Plan Amendment, Community Plan Amendment, Rezone,

Vesting Tentative Map with Easement Vacation, Master Planned Development Permit and Site

Development Permit.

Potentially Significant Effects: While this alternative would slightly reduce

Transportation/Circulation and Public Services and Facilities (Library) impacts, due to

the reduced number ofresidents generated (2,186 compared to 3,180), the impacts would

nonetheless remain significant and unavoidable. Impacts would remain significant and

unavoidable because the number of residents generated would still result in a substantial

increase in VMT and impacts on library services. Further, this alternative would reduce

the following impacts identified as less than significant with or without mitigation under

the proposed project but would not avoid impacts altogether: Air Quality, Energy,

Greenhouse Gas Emissions, Noise, Public Utilities, Public Services and Facilities, and ,

Visual Effects/Neighborhood Character. Fewer units would be developed which would

reduce construction related air quality, GHG, and noise impacts; would reduce the

amount of required public utilities; would reduce the amount of water supply required,

wastewater generated, and solid waste generated; would reduce visual impacts associated

with fewer units being developed; would reduce impacts to public services and facilities

such as fire and police protection due to the reduced number of residents; and would

reduce the amount of energy required for operation of the project due to the reduced size

of the development.

Fining: This alternative fails to flly satisíý the proposed project's underlying purpose and

fails to meet several project objectives. The intent ofthe project is to provide multi-family
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housing within proximity to public transit and this alternative would reduce the number of

housing units in Units 5 and 6, which are closest to the Metropolitan Tnsit System (MI)

Sabre Springs/Peñasquitos Transit Station (Station). In addition specific economic, legal,

social, technological or other considerations including matters of public policy render this

alternative infeasible. Therefore, the City rejects this alternative and finds that any ofthese

grounds a independently sufficient to support rejection oflhis alternative.

Rationale: The Reduced Development Alternative would not meet all ofthe project objectives

to the same extent as the proposed poject By reducing the total number ofunits on site and

eliminating apartments altogether, the project would not provide multi-family units with a

range of housing types (Objective No. 1). By reducing the number of dwelling units, fewer

deed-restricted affodable housing units would be on centrally located vacant land nearjobs

and commercial and industrial dvelopment (Objective No. 2). Further, by reducing the number

of residënces within Units 5 and 6, which are closest to the Station, fewerpeople would be

located withi alkng distance ofnearby transit. The purposéof objëôtivè Nòi·2 ištó ÞÌóvidé 

multi-family·hosing to meet the needs of current and future City residents on vacant land

located near transit and in particular in a Transit Priority Area and close to activity centes. By

reducing development within the locations closest to the Station, this alternative would not fully

realize this objective. In addition by reducing the number ofdwelling units, less active public

recreational opportunities will be created (Objective No. 5).

A goal ofthe General Plan Land Use Element is to increase the City's supply of land

designated for various residential densities (LU-C.3). The General Plan also has policies

that aim to provide a variety of housing types and sizes with varying levels of affordability

in residential and village developments (HE-1.1 and HE-1.2). By eliminating apartments

and only developing townhomes, fewer deed-restricted affordable housing units would be

provided, decreasing the overall diversity, range, and mix ofhousing types provided

(Objective No. 1).

Reference: These findings incorporate by reference the information and analysis included in

Revised Final EIR Section 8.6.2, Reduced Density Alternative.

C. Reduced Footprint Alternative

The Reduced Footprint Alternative would remove 66 dwelling units from Unit 1 and 87

dwelling units from Unit 2, and increase density on Unit 9 from 300 to 453 dwelling units. In

order to accommodate an additional 153 dwelling units on Unit 9 (40 duac), buildings would

have to be 4 to 6 stories in height. The height deviation request associated with this alternative

would therefore be 20 feet greater than the proposed project's requested height deviation (68 feet

versus 48 feet).
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The sam

e discreti

onary actions a

s requir

ed for the projec

t would also be require

d for this

alternati

ve, inclu

ding a G

eneral Pl

an Amendment, Community Plan Amendment, Rezone,

Vesting Tentativ

e Map with Easem

ent Vacation

s, Master P

lanned Developm

ent Per

mit and S

ite

Develop

ment Per

mit.

The inten

t ofthis 

alternativ

e is to reduc

e the am

ount of land disturbance

 requi

red for

 the

project. L

ess land contou

ring would be nece

ssary to 

construc

t the bu

ilding pad

s,

driveways, retai

ning walls, and o

n-site d

rainage 

facilities

, and thus, 

this alter

native would

reduce

 impacts t

o historical r

esources, p

aleonto

logical

 resources,

 and T

CRs. However

,

impacts to

 these resources were alrea

dy less than

 signific

ant un

der the 

proposed

 project.

 Poten

tially Signi

ficant 

Effects:

 The Reduced

 Footp

rint A

ltrnative

 wuld result

 in

reduced

 impàctš to

 historical

 resource

s, paleon

tologica

l resources, a

nd TCRs, becauše

ground-disturbing activiti

es would be reduc

ed with the reduced foo

tprint. Th

is alternat

ive

would not re

duce the 

project'

s signifi

cant and unav

oidable 

impacts a

ssociate

d with

Transpo

rtation

/Circulati

on and Pu

blic Serv

ices and

 Facilities

 ibrary

), becau

se the

 same

amount o

freside

nts would be a

dded, t

he same amount o

f traff

ic would

 be gene

rated,

 and

the same amount of people 

would util

ize librar

y service

s.

Finding: The Reduced Footprint Alternative is rejecte

d because it fails t

o meet most ofthe

project 

object

ives. M

oreover

, speci

fic econ

omic, soc

ial, or 

other con

siderat

ions

 inclu

ding

matters of

public policy make this

 alternat

ive infeasib

le. The

 City finds

 that any

 ofthese

grounds are

 independen

tly sufficien

t to support rej

ection of

 this alternat

ive.

Rational

e: The R

educed Footp

rint Alte

rnative w

ould not meet most of the proj

ect

objective

s as it wo

uld not provide a range of

 multi-family housing units

 becaus

e a variety

of townhome units p

lanned 

for Units 1 and 2 would be rep

laced with apartments on U

nit

9, decre

asing the ove

rall divers

ity, range

, and mix of hous

ing type

s provided 

(Objective

No. 1) on site. In addition, th

e increase in the heigh

t of the buildings

 on Unit 9 to 6 stor

ies

would be undesi

rable for existing homeowners and would be incon

sistent w

ith the

surroundin

g community charac

ter. Thus, th

is alternat

ive would not

 be co

mpatible 

with

the existing community and would not ens

ure a cohe

sive and respectful 

development in

comparison to existing development (Objective No. 7). Surrounding devel

opments have

heights 

up to 4 stor

ies, which is the maximum building height

 propos

ed as part 

of the

project. T

he Reduced F

ootprint A

lternativ

e would not repla

ce dead

 and dyin

g veg

etation

associated with the vacant golf course (Objective No. 4), or establish a multi-use trail

system in connection with Units 1 and 2 because 

these units would remain undevelo

ped

(Objective No. 6).

Reference:

 These finding

s incorporate by reference the infomation and analy

sis included

 in

Revised Final EIR Section

 8.6.3, Reduced F

ootprint Alternativ

e.
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VIII. Findings Regarding Other CEQA Considerations

a. Growth Inducement

Section 15126.2(e) of the State CEQA Guidelines mandates that the growth-inducing impact

of a project be discussed. This discussion is presented in Chapter 9, Mandatory Discussion

Areas, of the Final EIR. The City finds that the Project would not result in short- or long-term

growth-inducing impacts.

Short-Term Growth Inducement

During project construction, demand for various construction trade skills and labor would

increase. It is anticipated that this demand would be met predominantly by the local labor

force, and would not require importation ofa substantial number ofworkers or cause an

increased demand for temporary or permanent local housing. Further, construction pf the

project is expected to take approximately 34 months. Since coñstrüètioñ-öùlé Šlíóft:-- -

term and temporary, it would not lead to an increase in employment on site that would

stimulate the need for additional housing or services. Accordingly, no associated

substantial short-term growth-inducing effects would result.

Long-Term Growth Inducement

Per the State CEQA Guidelines, growth-inducing effects are not necessarily beneficial,

detrimental, or of little significance to the environment. The project proposes to construct

up to 1,200 multi-family units and a mix of open space and recreational uses on a former

golf course within the Carmel Mountain Ranch Community Plan Area. Specifically,

residential land uses would compose approximately 52.9 acres and would range in

density from 13 to 37 dwelling units per acre. Open space uses would be composed of

approximately 111.0 acres, which includes approximately 5 miles ofpublicly accessible

trails and 7.87 acres ofpublicly accessible parkland; 78.1 acres of open space; and 25.0

acres of buffer area. In addition, the project proposes a 12,000-square-foot pad for the

future development of a community art gallery/studio located near the existing Camel

Mountain Ranch library.

As discussed in Section 5.1, Land Use, the project site is designated as Park, Open Space,

and Recreation in the City of San Diego's General Plan (City of San Diego 2008) and

Private Recreation-Golf Course under the Carmel Mountain Ranch Community Plan

(City of San Diego 1999). The majority ofthe project site is zoned as AR-1-1, with

smaller portions zoned as RS-1-13, RS-1-14, RM-1-1, RM-2-5, and RM-3-7. The project

would require General Plan and Community Plan Amendments as well as a Rezone to

allow for the proposed residential development on site.

As discussed in Section 5.13, Population and Housing, the proposed project would

directly induce growth through the development o 

f residential land uses within a former

golf course, which would introduce new residents to the area The proposed project's

service population is based on SANDAG Series 13 Regional Growth Forecast, which

estimates an average household size of 2.65 persons per household (SANDAG
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2013). U

tilizing

 SANDAG's pers

ons per 

househol

d coeffici

ent, the p

ropos

ed project

would introduc

e an estim

ated 3,180 people

 to the are

a. Beca

use the project req

uires a

General Pl

an Amendment and R

ezone, th

e estimated popula

tion of 3,180 people

 would

not have

 been accoun

ted for in SANDAG's pop

ulation

 projection

s for the C

armel

Mountain Ranch Community Plan

 Area. While some amount of

residenti

al dwelling units

would be permitted und

er existi

ng zoning

, the potential

 number of

 allowed unit

s would

be minimal in comparison to the 1,

200 proposed dw

elling units. However,

 SANDAG's

Regional G

rowth Forecas

t for the City as a whole es

timates th

at the City would hav

e

559,143 units i

n 2020, a

nd 640,668

 units in 203

5 (SANDAG 2013b)

. This would equate

to an addition

al 5,435 units 

per year

 from 2020 to 

2035. The propose

d project is e

xpected

to bring 1,200 units to m

arket by 2027. Therefore, 

the propose

d project w

ould not

conflict with SAN)AG's regional 

growth forecast for the City, which accounts f

or

residential growth in the City.

Moreovri the Citý'

s recently updated Housing Element does 

anticipate 

housing

develo

pmn at the

 project

 site in

 order

 to meet the

 Region

al Hóúsí

ng Ñeëdš A

ssessmë

n-t

allocati

on. Speci

fically, 

the City includ

es the

 majority of the project si

te within

its Adequate S

ites Inven

tory (Housing Element Appendix D

), reflecti

ng the clo

sure ofth

e

golf course in 2018, and identifies approximately 1,20

0-dwelling units on site, consist

ent

with the propose

d project. I

nclus

ion of a si

te on this 

list do

es not i

ndicate t

hat a site 

will

be developed or redeveloped

, just that the 

analysis recog

nizes that 

the site ha

s unrealized

capacity 

for housing

 that cou

ld reason

ably be real

ized durin

g the 2021-202

9 period

 (City

of San Diego 2020).

Regarding

 infrastruc

ture, th

e propertie

s surrou

nding the projec

t site

 consist of

 resident

ial

development that is

 served by existing public service an

d utility infrast

ructure. As

discusse

d in Section 5.15, Public

 Utilities, 

the propose

d project would use 

existing

 utility

connecti

ons that 

serve the s

urroundin

g community to acco

mmodate th

e intern

al utility

infrastructure needs of the devel

opment. No major new infrastr

ucture facil

ities are

required

 to acco

mmodate the proposed p

roject. No exist

ing cap

acity deficie

ncies were

identified fo

r water, wastewater, or stonn drain facilities 

that would serve the

 project.

Furthermore, the project would not gen

erate sewage flow or stormwater that would

exceed the cap

acity alre

ady planne

d for the se

wer lin

e or storm drain. In additi

on, the

internal road

way network proposed to be cons

tructed within the project s

ite would

connect 

to the exi

sting roadw

ay network surrounding the project 

site. Si

nce the p

roject

site is surrou

nded by existing development, and would conne

ct to existi

ng infrastructur

e,

implementation of the proposed project would not remove a barrier to eco

nomic or

population

 growth through the constru

ction or connecti

on ofnew

 public u

tility

infrastructure.

As stated abov

e, however, the

 proposed project would not conflict 

with SANDAG's regional

growth forecast for the City, which accounts fo

r future residentia

l growth within the City.

The proposed project would therefor

e not remove barriers

 to growth and would not be

considere

d growth-induc

ing.
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b. Significant Irreversible Environmental Changes that will be Caused by the Project

State CEQA Guidelines Section 15126.2(d) requires the evaluation of significant

irreversible environmental changes that would occur should a project be implemented, as

follows:

(1) Primary impacts, such as the use of nonrenewable resources (ie., biological

habitat agricultural land, mineral deposits, water bodies, energy resources, and

cultural resources);

(2) Secondaiy impacts, such as road improvem

ents, which provide access to

previously inaccessible areas; and

(3) Environmental accidents potentially associated with the project.

Furthermore, Section 15126.2(d) of the State CEQA Guidelines states that irretrievable

commitments ofrešources should be evaluated to ensure that current consumption of

such reso

rcesis·justified. Implementation of the project would not result in significant

irreversible impacts to agricultural land, mineral resources, water bodies, historical

resources, paleontological resources, or TCRs.

The project site consists o f a former golf course that is no longer active (except for the

existing clubhouse) and is surrounded by existing residential development. The project

site is designated Park, Open Space, and Recreation in the City of San Diego's General

Plan (City of San Diego 2008), and Private Recreation-Golf Course under the Carmel

Mountain Ranch Community Plan (City of San Diego 1999). The project site does not

contain agricultural or forestry resources, as the project site and immediate surroundings

are classified as Urban and Built-Up Land under the California Department of

Conservation' s Farmland Mapping and Monitoring Program (DOC 2020). No Prime

Farmland, Unique Farmland, or Farmland of Statewide Importance is present on site.

Although mineral resource deposits (MRZ-2) underlie portions of the project site (City o f

San Diego 2008; Miller 1996), the area surrounding the project site has experienced

increased urbanization and development with land uses (such as residential) incompatible

with typical mineral extraction and processing operations. Additionally, the project site

and surrounding area are historically and currently designated by the City's General Plan

and zoned for uses that would preclude mineral resource operations; therefore, the loss of

renewable mineral resources is not considered significant at a project-specific level.

Although the proposed project would require the spanning of approximately 0.001 acres

of an unvegetated channel through the installation of an arch culvert, the structure and

function ofthis channel would not be altered. Thus, no significant irreversible impacts to

water bodies would occur.

The proposed project would require the commitment of energy and non-renewable

resources, such as electricity, fossil fuels, natural gas, construction materials (e.g.,

concrete, asphalt, sand and gravel, steel, petrochemicals, and lumber), potable water, and

labor during construction. New development within the project site would be required to

comply with the California Energy Code (Title 24) and California Green Building

Standards Code. The proposed project features a number of sustainable elements (e.g.,
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rooftop photovoltaic solar panels, energy-efficient lighting and appliances, cool roofs,

energy-efficient windows) to minimize its consumption of energy and non-renewable

resources (see Section 5.7, Greenhouse Gases and Section 5.5, Energy, for further

details). However, use of these resources on any level would have an incremental effect

regionally and would, therefore, result in long-term irretrievable losses of non-renewable

resources, such as fuel and energy.

No existing native vegetation communities or special-status species would be removed or

impacted as part of this project. Approximately 70.88 acres of developed land/disturbed

habitat however would be directly impacted. Indirect impacts to special-status plants and

vegetation communities may result primarily from adverse "edge effects" associated with

construction activities. The adverse impacts may result from dust the introduction of

invasive plant species, temporary access impacts, and increased human presence, which

could disrupt plant and vegetation vitality in the short term. Wildlife maýbeiñdireètlý -

impactd i· the short-term by construction-related noise and othef ádverse edge effect;

such as the íntroduction of invasive and pest species. Short-term èonstrÙctioñ-éaiéd *

noise can result in the disruption of foraging, nesting, and reproductive activities of

breeding birds, resulting in significant impacts. Although irreversible, these impacts

would be mitigated to a less-than-significant level by implementation ofMM-BIO-1 and

MM-BIO-2, as outlined in Section 5.4, Biological Resources.

Implementation of the proposed project has the potential to disturb currently unknown

sensitive sub-surface deposits, historical resources, and TCRs; such impacts would be

irreversible. However, these impacts would be mitigated to below a level of significance

by implementation of MM-HR-1, MM-HR-2 and MM-TCR-1, as described in Section

5.9, Historical Resources, and Section 5.16, Tribal Cultural Resources, and recovery

would occur during the construction monitoring process.

Paleontological resources could be disturbed during project construction, but any

potential resources would be collected and recorded in compliance with existing

regulations. Impacts to paleontological resources would result in a significant irreversible

change to a non-renewable resource. However, compliance with Appendix P to the City's

Land Development Manual and the City's grading ordinance (San Diego Municipal Code

Section 142.0151) would preclude any significant impacts to paleontological resources,

as described in Section 5.12, Paleontological Resources.

Implementation of the proposed project has the potential to result in health and safety

impacts due to demolition and construction activities, which could expose people or

workers to hazardous building materials and hazardous contaminates within soil.

However, impacts would be less than significant as described in Section 5.8, Health and

Safety.

The project would not involve a roadway or highway improvement that would provide

access to previously inaccessible areas. The proposed project's circulation system is

designed to interconnect with the existing adjacent public street system and discourage

cut-through automobile traffic.
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As demonstra

ted her

ein, th

e propose

d projec

t would n

ot re

sult in signifi

cant irre

versibl

e

environmental changes.

IX. Findin

gs Regarding

 Responses

 to Comments and

 Revisions

 in the Final EIR

The F

inal EIR includ

es the comments re

ceived on the D

raft EIR and resp

onse

s to 

those

comments. The focus 

ofthe re

sponses 

to comments is o

n the di

spositio

n of significa

nt

environ

mental is

sues th

at are r

aised in the comments, as 

specifi

ed by St

ate CEQA Guidelin

es

Section 15088(c).

 Finding/

Ration

ale: Respon

ses to

 comments

 made on

 the D

raft ÉIR 

 reíàión

ìñ té

Final E

IR merely cÌarifý

 and amplify

 the analysi

s prese

nted in

 the Draft EIR, and 

d ñöt-trig

ger

the n

eed to

 reci

rculat

e per 

State

 CEQA Guidel

ines S

ecti

on 1

5088.

5(b).

Statem

ent of Overridi

ng Conside

rations

(PUB

LIC RESOURCES CODE SECTION 210

81(b))

Pursuant to

 Public 

Resource

s Code Sect

ion 21081

(b) and St

ate CEQA Guidelines

Sectio

ns 15043 and 1

5093, C

EQA requi

res the

 decisi

on-m

aking agen

cy to bal

ance, a

s

applica

ble, the 

econom

ic, lega

l, soci

al, tech

nologic

al, or 

other be

nefits

 of a propose

d project

against 

its unav

oidabl

e enviro

nmental ris

ks when deter

mining whethe

r to app

rove 

the project. I

f

the speci

fic econom

ic, legal, 

social, te

chnologi

cal, or other b

enefits ou

tweigh the unav

oidable

adverse

 envir

onmental ef

fects, th

e adve

rse envi

ronmental e

ffects 

may be c

onside

red acc

eptable

pursuant to

 Public Resources

 Code Secti

on 21081. 

CEQA further re

quires tha

t when the lea

d

agency 

approves 

a projec

t that w

ill resu

lt in the oc

currenc

e of signific

ant ef

fects id

entified

 in the

EIR and not avoid

ed or substan

tially lessene

d, the age

ncy shall sta

te in writing

 the spec

ific

reasons 

to suppor

t the act

ion based on the EIR and/or 

other info

rmation in the record.
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Pursuant to Public Resources Code Section 21081(b) and State CEQA

 Guidelines Section

15093, the City Council, having considered all of the information presented herein and in the

Record of Proceedings, finds that the following specific overriding economic, legal, social,

technological, or other benefits associated with the project outweigh unavoidable adverse direct

impacts related to Transportation/Circulation, and Public Services and Facilities (Library).

The City Council declares that it has adopted all feasible mitigation measures to reduce

the project's proposed envirnmental impacts to an insignificant level considered the entire

Recor of Proceedinš, in'clding the EIR; and weighed the proposed benefits against the

project's environmental impacts. This determination is based on the following specific benefits,

each of which is determined to be, by itself and independent of the other project benefits, a basis

for overriding and outweighing all unavoidable adverse environmental impacts identified in the

Final EIR. Substantial evidence supports the various benefits and can be found in the preceding

sections (which are incorporated by reference into this section), the Final EIR, or in the Record

of Proceedings for this matter.

As set forth above, the City's approval of the project will result in significant

Transportation/Circulation and Public Services and Facilities (Library) impacts that cannot be

avoided, even with the adoption of all feasible mitigation measures. Whenever a lead agency

adopts a project which will result in a significant and unavoidable impact the agency m

ust,

pursuant to Public Resources Code Sections 21002 and 21081(b) and State CEQA Guidelines

Section 15093, declare in writing the specific reasons to support its action based on the Final EIR

and/or other information in the Record of Proceedings.

The City Council ofthe City of San Diego: (i) having independently reviewed the

information in the EIR and the record of proceedings; (ii) having made a reasonable and good
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faith effort to elim

inate or substan

tially lessen the signif

icant impacts resu

lting from the p

roject

to the exten

t feasible

 by adopting

 the mitigation

 measures identi

fied in the Fin

al EIR; and (iii)

having balanced the benefits of

 the project agains

t the signi

ficant envi

ronmental impacts,

choose

s to app

rove the project

, despite

 its sig

nificant e

nviron

mental im

pacts, be

cause, in t

he City

Council's view, specific eco

nomic, legal, so

cial, and other benefi

ts of the projec

t render 

the

signifi

cant en

vironm

ental im

pacts 

accepta

ble.

The following statement identifi

es why, in the City Council's judgment, the ben

efits of

the project outweih he unavoidable

 significant impacts. Eac

h of 

theše public bene

fits serves

 as

an independent

 basis for overriding all significa

nt and unavoidabl

e impacts. A

ny one of

 the

reasons 

set forth below is suffic

ient to justify approval o

f the project. 

Substant

ial evid

ence

supports the

 various bene

fits and such evidence can

 be found eith

er in the Finding

s which are

provided above

 and incorporated by reference 

into this sec

tion, the Fin

al EIR, and/or in

documents that c

omprise the

 Record of Proceeding

s in this m

atter.

A. Provide critically-needed m

arket-rate and afforda

ble housing consistent with the

General Plan and Community Plan Housing Elements.

The 6th Cycle Housing Elem

ent determined the site's 

net potential

 unit value a

s 1,200

dwelling units. The 

project includ

es the develo

pment ofup to 1,

200 resident

ial units,

 one

commercial parcel and a mix of open spaces and recreational uses on the former Carmel

Mountain Ranch Country

 Club and

 golf course

 site. The

 project

 is con

sistent w

ith the

General Plan's

 City ofVillages strateg

y as it will include 

a variety ofbuilding

 types

(townhomes, garden walk-ups, stacked f

lats and apar

tments, among others), w

ith a mix of

for-sale and rental product to serve a diverse and mixed popu

lation and household 

size.

Although the central objective ofth

e Carmel Mountain Ranch Community Plan Housing

Element is to "acco

mmodate a variety of residential o

ptions through a dive

rsity of

 project

types and economic appeal," 

the community currently does not hav

e any deed-restri

cted

units. The 180 deed-restricted affordable units included in the project will be set aside

 for

55 years for low income househo

lds with rents at 30%

 to 60% ofArea Median Income

(AMI), thereby providing a unique opportunity to further the General lan and

Community Plan's 

Housing Element goa

ls and policie

s.
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B. Create approximately five miles of trails accessible to the public and connect the

project site to the community in a new

 and unique way.

The project will establish a multi-use trail system accessible to the public, the majority of

which will be repurposed from the previous golf cart path. There would also be

 new

segments of the trail system that would be constructed ofdecomposed granite or

concrete, which would provide connections through new developm

ent areas. The entire

trail system has been designed to take advantage ofthe site's existing topography so that

it will circulate throughout the project site and provide mobility and recreational

opportunities for pedestrians and bicyclists alike. The privately owned and publicly

accessible trails, which range from 5 feet to 8 feet in width, will connect to sidewalks

along the proposed on-site roadways and along existing adjacent residential streets to

maximize access and connectivity to the surrounding neighborhood.

Additiòall , a trail staging/pedestrian rest area will be constructed with bike racks,

multi-modal infrmation kiosk, bike repair station, picnic tableš,añd hade atëaš. The: · 

new trail system, allof which will be subject to a Recreation Easement to ensure

permanent public access, successfully implements the General Plan's Land Use, Mobility

and Recreation Elements, as well as the Community Plan's Parks and Open Space and

Transportation Elements.

C. Develop new infill neighborhoods within a Transit Priority Area and near existing

employment and shopping destinations.

The project site is located within a "transit priority area" as defined in Public Resources

Code Section 21099. A "transit priority area" is defined as "an area within one-halfmile

of a major transit stop that is existing or planned." Public Resources Code Section

21064.3 defines a major transit stop as any of the following: (a) an existing rail or bus

rapid transit station, (b) a ferry terminal served by either a bus or rail transit service, or

(c) the intersection oftwo or more major bus routes with a frequency of service interval

of 15 minutes or less during the morning and afternoon peak commute periods. The

Station, located less than 0.5 miles from the project site, provides two bus routes with 15-

minute service frequencies on weekdays (Routes 290 and 235). Therefore, the Station is

considered to be a major transit stop pursuant to Public Resources Code Section 21064.3.

The project has been designed to implement the General Plan's Land Use and Mobility

Elements and the Community Plan's Housing and Transportation Elements by

providing higher-intensity multifamily housing on a prime, underutilized, transit-

friendly, vacant infill site adjacent to and surrounded by existing residential

development, centrally located near major employment centers, retail opportunities,

recreational amenities, schools, the Carmel Mountain Ranch Library and the Station.

To encourage transit options and reduce and/or remove single-occupant vehicle trips

from peak-hour traffic, the project will provide a TDM plan as a condition of 

project

approval, The TDM measures, which constitute a benefit to future project residents and

the surrounding community. include a trail staging/pedestrian rest area with bike racks,

multi-modal information kiosk, bike repair station, picnic tables, and shade areas. In
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addition, the project applicant has voluntarily agreed to establish a shared bike fleet at

Unit 9 and provide direct transit pass subsidies, which will provide a 25% transit subsidy

available to 100% of residents residing in any deed-restricted affordable unit with the

subsidy value limited to the equivalent of 25% of the current cost of a MTS "Regional

Adult Monthly/30-Day Pass" for a period of five years from first occupancy of any deed-

restricted affordable residential unit.

D. Establish new recreational opportunities.

Approximately 111 acres, or 70% of the project site, will be set aside as parks, trails,

greenbelts and open space. The project willinclude 78.1 acres ofpassiv

e open space, 7.87

acres ofpublicly accessible parkland over 25 acres of greenbelt and approximately 5 miles

of privately owned and public accessible trails. By restoiing and revegetating existing habitat

on site, the project-applicant is able to set aside 47% of the site as open space. Five percent of

the property will be redeveloped with three publicly accessibleneighborhood parks, and .

more than, 15% öf the project site w

ill be permanently protected 

in minimum 50=fóot

wide- -

 -

greenbelt areas that exc

eed the otherwise applicable setback requirements of the

 Land

Development Code. These greenbelts will be subject to enhanced l

andscaping standards to

help separate the project's new residential units from existing surrounding development as

requested by the neighbors.

E. Implement the City's conservatio

n and safety goals.

The project will redevelop the vacant Carmel Mountain Ranch Country Club and

associated golf course. The site today is primarily characterized by disturbed, fallow

 land.

The vegetation composition of the site has changed dramatically since golf course

operation ceased, and a majority of the site experiences an overgrowth of weeds and

plant material. In accordance with General Plan Conservation Element Policy CE-A. 11,

Urban Design Element Policy UD-A.8, and the Carmel Mountain Ranch Community

Plan (Community Plan) Parks and Open Space Element Objectives, the project will use

drought-tolerant, locally

 indigenous landscapin

g to replace the dead and dying vegetation

associated with the foimer golf course while encouraging water conserv

ation. As

requested by the Planning Commission during the Community Plan Amendment

initiation process, new housing units are clustered on the least sensitive portions o f the

site, thus allowing for the preservation of as much revegetated open space on site as

possible. Because ofthese efforts, the project applicant is able to set aside 52% of the

total property for open space and park uses, which minimizes impacts on the natural

environment. This would also promote compliance with General Plan Conservation

Element Goal B, Policies CE-B.1 and CE-B.5, and Community Plan Parks and Open

Space Element Objectives regarding the preservation and long-term management of

natural landforms and open spaces and the provision of recreational opportunities.

The project site lies outside the City's Multi-Habitat Planning Area but it does include

designated environmentally sensitive lands (ESL) in the western portion of the site

associated with Chicarita Creek and along the eastern edge of the site adjacent to a parcel

owned by the City of Poway. However, in accordance with General Plan Conservation

Element Policy CE-B.1, the project has been designed to ensure that no development is
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proposed in any ESL locations on site. In fact, as condition

s ofproject approval, all ESL

outside the allowable disturbance area shall rem

ain in a natural state and the proposed

trail system will not extend into ESL or ESL buffers. The O

wner/Permittee shall in

stall

signage and fencing at trail heads to prevent public access to the restricted portions ofthe

trail network. ESL locations on site will be subject to a Covenant of Easement to prohibit

future developm

ent and to limit on site activity to the control ofinvasive species and brush

management.

F. Help Reduce VMT in the Community.

The project applicant will im

plement the following VM

T measures to help the

City reach its clim

ate goals:

1. 

Pedestrian Resting Area - A

 pedestrian resting area will be located adjacent to.

tlì

 planned public park w

ithin U

nit 13.

2. Shared Bicýcle Fleet - An on-site shared bicycle fleet will be provided at Unit 9,

which is the densest Unit (300 market-rate apartments). The on-site eet will

include a minimum of 150 bicycles based on San Diego Municipal Code Table

142-05C for 300 units at 0.5 bicycle spaces per unit (assumes the units are an

average of 2 bedrooms per unit).

3. M

ulti-M

odal Inform

ation K

iosks - A multi-modal information kiosk will be

provided to display bike facilities, pedestrian facilities, and transit information for

residents and the public. The kiosk will be located within Unit 17, which

 is

adjacent to the Carmel Mountain Ranch library and would also serve the public at

that location.

4. Transit Subsidy - For residents of Units 5 and 6, the project will provide a 25%

transit subsidy. The subsidy value will be lim

ited to the equivalent value of

 25%

ofthe cost of an MTS "Regional Adult Monthly/30-Day Pass" (currently

 $72,

which equates to a subsidy value of $18 per month). Subsidies will be available

on a per unit basis to residential tenants for a period of five years, or when funds

are exhausted, whichever occurs first. In no event shal the total subsidy exceed

$

1

2

9

,6

0

0

.

In addition, the Project includes a 12,000 square foot pad for the future developm

ent of

 a

community art gallery/studio located near the existing Carmel M

ountain Ranch library.

This facility may include up to 6,000 square feet in one or two buildings to house gallery

space and a 3,000-square-foot café/restaurant/ banquet area with 2,000 square feet of

dining space and a 1,000-square-foot kitchen. One additional watchkeeper quarters up to

1,200 square feet would also be included. By adding a new art gallery in proxim

ity to

existing and new residents, the project will help reduce vehicle trips outside ofthe

community.

Finally, the project applicant will help reduce VMT by implementing the following off-

site infrastructure improvem

ents:

-PA

GE 39 OF 57-



62022-50)

COR. COPY

1. Carmel Mountain Road/Rancho Carmel Drive (South) - Carmel Mountain

Road and Rancho Carmel Drive are built to their ultimate classifications per the

Carmel Mountain Ranch Community Plan. However, the project would improve

operating conditions with the addition of a southbound right-turn overlap phase

during the eastbound left-turn phase.

2. Ted Williams Parkway/Shoal Creek Drive - As part of

 the project a signal

would be installed at Carmel Ridge Road/Ted Williams Parkway, to improve

queueing for the eastb

ound left turn at the Sho

al Creek Drive/Ted Williams

Parkway intersection.

3. Ted Williams Parkway/Pomerado Road - Ted Williams Parkway is built to its

ultimate classification per the Carmel Mountain Ranch Community Plan and the

City ofPoway General Plan. However, the project would improve operating- -----·

conditions with the addition of southbound and eastbound right-tumoverlap ·····

phase. The Ted Williams Parkway/Pomerado Road intersection lies within the

City of Poway's jurisdiction so the applicant wilI coordinate with the City o f

Poway in implementing the proposed improvement.

4. Carmel Ridge Road/Ted Williams Parkway - The intersection of Carmel Ridge

Road and Ted Williams Parkway is configured to provide westbound right-turn in

and southbound right-turn out only movements. The project proposes installation

of a traffic signal to allow full movements in all directions. Installation of this

signal improves queu

eing for the eastbou

nd left tur

n at the interse

ction of

 Shoal

Creek DriveTed Williams Parkway.

5. Carmel Mountain Road/Camino Del Norte - The project would implement

right-turn

 overlap phasin

g for southb

ound right-t

urns. Prohibition

 ofthe

eastbound U-turns will not preclude access to the CVS on the northeast corner of

the intersection or other uses on the southwest corner of the intersection.

For the foregoing reasons, the City Council finds in accordance with Public Resources

Code Sections 21081(b) and 21081.5, and State CEQA Guidelines Sections 15043 and 15093,

that any, or any combination of, the Statement of Overriding Consideration benefits noted above

would be sufficie

nt to reach the conclu

sion that the b

enefits associa

ted with the project justify

the significant and unmitigable impacts that will occur with project implementation.
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EXHIBIT B

MITIGATION MONITORING AND REPORTING PROGRAM

AMENDMENTS TO THE GENERAL PLAN AND CARMEL MOUNTAIN

RANCH COMMUNITY PLAN NO. 2366421; REZONE NO. 2366507; MASTER

PLANNED DEVELOPMENT PERMIT NO. 2366508; SITE DEVELOPMENT

PERMIT NO. 2366425; AND VESTING TENTATIVE MAP NO. 2366422

INCLUDING AN EASEMENT VACATION; PROJECT NO. 652519.

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public

Resources Code Section 21081.6 during implementation ofmitigation measures. This program

identifies at a minimum: the department responsible for the monitoring, what is to be monitored,

how the monitoring sball be accomplished, the monitoring and reporting schedule, and-

completion requiteménts. A record ofthe Mitigation Monitoring and Repórtiñg-Program ill be 

maintained at theòffices ofthe Land Development Review Division, 1222 First Avenue, Fifth

Floor, San Diego, CA, 92101. All mitigation measures contained in the Environmental Impact

Report No. 652519 / SCH No. 2020039006 shall be made conditions of the Amendment to the

General Plan and Carmel Mountain Ranch Community Plan No. 2366421; Rezone No. 2366507;

Master Planned Development Permit No. 2366508; Site Development Permit No. 2366425 and 

Vesting Tentative Map No. 2366422 including an easement vacation as may be further described

below.

A. 

GENERAL REQUIREMENTS - PART I Plan Check Phase (prior to permit

issuance)

1. 

Prior to the issuance of a Notice To Proceed (NIP) for a subdivision, or any

construction permits, such as Demolition, Grading or Building, or beginning any

construction related activity on-site, the Development Services Department

(DSD) Director's Environmental Designee (ED) shall review and approve all

Construction Documents (CD), (plans, specification, details, etc.) to ensure the

MMRP requirements are incorporated into the design.

2. 

In addition, the ED shall verify that the MMRP Conditions/Notes that apply

ONLY to the construction phases of this project are included VERBATIM, under

the heading, "ENVIRONMENTAL/MITIGATION REQUIREMENTS."

3. 

These notes must be shown within the first three (3) sheets ofthe construction

documents in the format specified for engineering construction document

templates as shown on the City website:

http://www,sandiego.gov/development-services/industry/standtemp.shtml

4. 

The TITLE INDEX SHEET must also show on which pages the

"Environmental/ Mitigation Requirements" notes are provided.

-PAG

E 41 OF 57-



(R

-

2

0

22

-5

0)

COR. COPY

5. 

SURETY AND COST RECOVERY - The Development Services D

irector or

City Manager may require appropriate surety instruments or bonds from private

Permit Holders to ensure the long-term performance or implementation of

required mitigation measures or programs. The City is authorized to recover its

cost to offset the salary, overhead, and expenses for City personnel and programs

to monitor qualifying projects.

B. 

GENERAL REQUIREMENTS - PART 1 Post Plan Check (After permit

issuance/Prior to start of construction)

1. 

PRE-CONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING

DAYS PRIOR TO BEG

NNING ANY WORK ON THIS PROJECT. The

PERMIT HOLDER/OWNER is responsible to arrange and perform this meeting

by contacting the CITY RESIDENT ENGIN

EER-(RE) of.the Field Engineering ·.···

Diisiòñ and City stafffrom the MITIGATION M

ONITORING

COORDINATOR (MMC). Attendees must also include the Perm

it-Holder's

Representative(s), Job Site Superintendent and the following consultants:

Qualified Acoustician, Archaeologist(s), Native American Monitor(s), and

Biologist(s)

Note: Failure of all responsible Permit Holder's representatives and

consultants to attend shall require an additional meeting with all

parties present.

CONTACT INFORMATION:

a) 

The PRIMARY POINT OF CONTACT is the RE at the Field

Engineering Division - 858-627-3200

b) 

For Clarification of ENVIRONMENTAL REQUIREMENTS, applicant t

is also required to call RE and MMC at 858-627-3360.

2. 

MMRP COMPLIANCE: This Project, Project Tracking System (PTS) Number

652519 and/or Environmental Document Number 652519, shall conform to the

mitigation requirements contained in the associated Environmental Document and

implemented to the satisfaction ofthe DSD's Environmental Designee (MMC)

and the City Engineer (RE). The requirements may not be reduced or changed but

may be annotated (i.e., to explain when and how compliance is being met and

location of veri fying proof, etc.). Additional clarifying information may also be

added to other relevant plan sheets and/or specifications as appropriate (i.e.,

specific locations, times of monitoring, methodology, etc.).

Note: Permit Holder's Representatives must alert RE and MMC if there are

any discrepancies in the pans or notes, or any changes due to field

conditions. All conflicts must be approved by RE and

 M

M

C BE

FORE

the work is perform

ed.
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3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other

agency requirements or permits shall be submitted to the R

E and MMC for review

and acceptance prior to the beginning of work or within one week ofthe Permit

Holder obtaining documentation ofthose permits or requirements. Evidence

 shall

include copies of permits, letters of resolution or other documentation issued by

the resporïble agency: Regional Water Quality Contro! Board: National

Pollutant Discharge Elimination System General Construction Pennit

4, MONITORING EXHIBITS: All consultants are

 required to submit, to RE and

MMC, a monitoring exhibit on a 1 1"x17" reduction of the appropriate

construction plan, such as site plan, grading, landscape, etc., marked to clearly

show the specific areas including the LIMIT OF WORK, scope ofthat

discipline's work, and notes indicating

 when in the constructio

n schedule that

ork will bé performed. When necessary for clarification, a detailed methodology

ofhow the work will be performed shall be included.

Note: Surety and Cost Recovery - When deemed necessary by the

Development Services Director or City Manager, additional surety

instruments or bonds from the private Permit Holder may be

required to ensure the long-term performance or implementation of

required mitigation measures or programs. The City is authorized to

recover its cost to offset th

e salary, overhea

d, and expenses for

 City

personnel and programs to monitor qualifying projects.

5. OTHER SUMITTALS AND INSPECTIONS: The P

ermit Holder/Owner's

representative shall submit all required documentation, verification letters, and

requests for all associated inspections to the RE and MMC for approval per the

following schedule:

Issue Area

General

General

Biology

Archaeology

Noise

Trafic

Tribal Cultural

Resources

Waste

Managernent

DOUMENT SÙBMÍTTAL/INPÉCTION CHCKLISTï .-- 

Document Submittal

 

Associated Inspection/A

pprovals/

Notes

Consultant Qualification Letters Prior to Preconstruction Meeting

Consultant Construction

Prior to or at Preconstruction Meeting

Monitoring Exhibits

Biologist Limit of Work

Limit of Work Inspection

Verification

Archaeology Reports

 

Archaeology/Historic Site Observation

Acoustical Reports

 

Noise M

itigat

ion Feat

ures

 Inspe

ction

TDM Monitoring Reports

 VMT Reduction Features

Archaeology Reports

 

Archaeology/Historic Site Observation

Waste Management Reports

 

Waste Managem

ent Inspecti

ons
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Final MMRP Inspections Prior to Bond

Bond Release

 

Request for Bond Release Letter

Release Letter

C. SPECIFIC MMRP ISSUE AREA CONDITIONS/REOUIREMENTS

Transportation

MM-TRA-1:

* 4*,

ll

 

-, LI'I'-  ' ' 

Appendix T Measure

12. Providing-·site .

bicycle repair station.

Appendix T Measure

16. Providing short-

term bicycle parking

spac

es th

at ar

e

avaia

ble to the publi

c,

at leas

t 10%

 beyon

d

the minimum

requirements.

rTÝ=1 -1 -lili,1 1 1. 1-  1 r'-T.- -' '-Ii--  1

.

 

.b

i

'2

-

'-

 

1-

 

,

.

1'|1- Al-   111L· lit,1.

On-site bicycle repair

 

Prior to issance of buildig · --·:45- ··-·· ··

stations will be located

 

permits associated with ··· : (1.5 x3

within Unit 9, Unit 10, and Units 9,10, and 16, the

 

stations)

Unit 16.

 

applicant shall provide

detailed site plans

identifying on-site bicycle

repair stations to the

satisfaction of the City

Engineer.

Each Unit will provide

 

Prior to issuance ofan 1.5

short-ter

m bicycle

 parking

 

individual development unit

10% beyond the minimum

 

building permit, the

requirements for public use. applicant sha

ll prepare plans

For the entire roject

 

for the development unit that

approximately 600 short

 include the location of

term bicycle parking spaces bicycle racks, and a

are required for residents;

 cumulative total of all

therefore, approximately 60 bicycle racks previously

addition

al bicyc

le parkin

g

 

approved, so that at least 60

spaces

 will be

 disper

sed

 

additional bicycle racks

throughout the Units for

 

(above the 600 required for

public us, ora total of 660 residents) are provided

spaces that would be

 

within the project for public

dispersed throughout the

 use to the satisfaction ofthe

project site.

 

City Engineer.

Total Points 6
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Biolo

gic

al R

eso

urces

MM-BIO-1 Biologic

al Resourc

es (Protect

ion During Construc

tion)

I. Prior to Construction

A. Biolog

ist Verificat

ion: The

 owner/perm

ittee sha

ll provide

 a letter to

 the C

ity's

Mitigati

on Monitor

ing Coordin

ation (MMC) secti

on stati

ng that 

a Project

 Biologi

st

(Qualifie

d Biolog

ist) as 

define

d in the City of San Diego's

 Biolog

ical G

uidelines

 (2018

),

has be

en retain

ed to i

mplement the

 project

's biol

ogical

 monitoring program. Th

e letter

shall in

clude t

he nam

es and

 contac

t info

rmation of

 all p

ersons 

involv

ed in the b

iolog

ical

monit

oring

 of the

 proj

ect.

B. Precon

struc

tion Meetin

g: Th

e Qua

lified

 Biolog

ist sh

all att

end the precon

stru

ction

meeting

, discus

s the project'

s biolog

ical monitoring

 program, and.

arrang

e to perfo

rm.any.

follow

 úp mitigat

ion measur

es an

d repo

rting inc

ludiñ

g-šité-

sþéciñ

c mònito

ring,.

..

restoratio

n or rev

eget

ation,

 and addi

tional

 fauna/f

lora surveys/

šalvàg

é

C. Biolog

ical Documents: The 

Qualified

 Biologist

 shall sub

mit all req

uired

 documentation

to MMC verifyin

g that any special

 mitigatio

n reports in

cluding

 but not li

mited to, m

aps,

plans, su

rveys, su

rvey timelines, o

r buffe

rs are co

mpleted or sch

eduled per City Biolo

gy

Guideline

s, Multiple Sp

ecies C

onservatio

n Program (MSCP), Envi

ronmentally

 Sensiti

ve

Lands O

rdinance (ESL), project pe

rmit conditio

ns; California

 Environ

mental Quality

 Act

(CEQA); endan

gered sp

ecies ac

ts (ESAs); an

d/or other

 local, 

state or fede

ral

requ

irem

ents

.

D. BCME: Th

e Qua

lified

 Biologi

st shal

l present

 a Biolo

gical C

onstr

uction

Mitigatio

n/Monito

ring Exhib

it (BCME) which inclu

des the

 biologi

cal doc

uments

 in C

abov

e. In addi

tion, 

inclu

de: 

resto

ratio

n/rev

egeta

tion plan

s, plan

t sal

vage/

reloc

ation

requ

irements (

e.g., 

coasta

l cac

tus w

ren plan

t salva

ge, b

urrow

ing owl exc

lusion

s, et

c.),

avian or othe

r wildlife 

surve

ys/sur

vey sche

dules

 (inc

luding USFWS protoco

l), t

iming 

of

surveys, w

etland buffers, 

avian constr

uction avoida

nce area

s/noise

 buffers/

 barriers, o

ther

impact a

voidan

ce areas, a

nd any subse

quent

 requir

ements de

termined by th

e Quali

fied

Biologist a

nd the City Assistant 

Deputy Director (ADD)/MMC. The B

CME shall inclu

de

a site plan, written and graphic depic

tion of the project's

 biological m

itigation/m

onitoring

program, and a schedu

le. The B

CME shall be

 approved by MMC and refe

renced in the

construction documents.

E. Avian Protecti

on Requir

ements: T

o avoi

d any

 direct

 impacts 

to the

 least 

Bell'

s vireo,

Cooper

 Hawk, an

d yellow warbler, re

moval o

f habitat 

that supp

orts act

ive nest

s in the

proposed

 area of disturbance

 should occur ou

tside of the

 breeding

 season for these

species

 (February 1 

to Septe

mber 15). Ifre

moval of

habitat

 in the propose

d area of

disturbance

 must occ

ur durin

g the breedin

g season

, the Qualifie

d Biologi

st shall

 cond

uct

a pre-const

ruction

 survey to deter

mine the presence 

or abse

nce o f

 least Be

ll's vireo

,

Cooper H

awk, and

 yellow warbler on the proposed area o

f disturbance

. The p

re-

construction

 survey shall be co

nducted within 10 calendar

 days prior to the start

 of

construct

ion activiti

es (inclu

ding removal of

vegetati

on). The s

urvey area shal

l cover 

the

limits of disturb

ánce and

 300 feet fr

om the area o

f disturbance. 

The appli

cant s

hall

submit the re

sults of the pre-cons

truction

 survey t

o City D

evelopm

ent Servi

ces
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Department (DSD) for review and approval prior to initiating any construction activities.

Ifnesting least Bell's vireo, Cooper Hawk, and yellow warbler are detected, a letter

report in confonnance with the City's Biology Guidelines and applicable State and

Federal Law (i.e. appropriate follow up surveys, monitoring schedules, construction and

noise barriers/buffers, etc.) shall be prepared and include proposed measures to be

implemented to ensure that take ofthe least Bell's vireo, Cooper Hawk, and yellow

warbler or eggs or disturbance ofbreeding activities is avoided. The report shall be

submitted to the City for review and approval and implemented to the satisfaction of the

City. The City's MMC Section and Biologist shall verify and approve that all measures

identified in the report are in place prior to and/or during construction.

F. Resource Delineation: Prior to construction activities, the Qualified Biologist shall

supervise the placement oforange construction fencing or equivalent along the limits of

 disturbance adjacent to sensitive biological habitats and verify compliance with any other

 project conditionsas shown on the BCME. This phase shall include flagging plant.

specimens àñd delimiting buffers to protect sensitive biologiál reàòuceš-(6.g., -  ---

habitats/flóra & fana species, including least Bell's vireo, Cooper Hawk, and yellow

warbler) during construction. Appropriate steps/care should be taken to minimize

attraction o f nest predators to the site.

G. Education: Prior to commencement of construction activities, the Qualified Biologist

shall meet with the owner/permittee or designee and the construction crew and conduct

an on-site educational session regarding the need to avoid impacts outside of the

approved construction area and to protect sensitive flora and fauna (e.g., explain the avian

and wetland buffers, flag system for removal ofinvasive species or retention of sensitive

plants, and clarify acceptable access routes/methods and staging areas, etc.).

II. During Construction

A. Monitoring: All construction (including access/staging areas) shall be restricted to areas

previously identified, proposed for development/staging, or previously disturbed as

shown on "Exhibit A" and/or the BCME. The Qualified Biologist shall monitor

construction activities as needed to ensure that construction activities do not encroach

into biologically sensitive areas, or cause other similar damage, and that the work plan

has been amended to accommodate any sensitive species located during the pre-

construction surveys. In addition, the Qualified Biologist shall document field activity via

the Consultant Site Visit Record (CSVR). The CSVR shall be e-mailed to MMC on the

first day of monitoring, the first week ofeach month, the last day ofmonitoring, and

immediately in the case of any undocumented condition or discovery.

B. Subsequent Resource Identification: The Qualified Biologist shall note/act to prevent

any new disturbances to habitat, flora, and/or fauna on site (e.g., flag plant specimens for

avoidance during access, etc.).If active nests ofthe least Bell's vireo, Cooper Hawk, and

yellow warbler or other previously unknown sensitive resources are detected, all project

activities that directly impact the resource shall be delayed until species specific local,

state, or federal regulations have been determined and applied by the Qualified Biologist.
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IL Post Construction Measures

A. In the event that impacts exceed previously allowed amounts, additional impacts shall be

mitigated in accordance with City Biology Guidelines, ESL and MSCP, State CEQA, and

other applicable local, state, and federal law. The Qualified Biologist shall submit a final

BCME/report to the satisfaction of the City ADD/MMC within 30 days of construction

completion.

MM-BIO-2 Biological Resources - Least Bell's Vireo (State Endangered/Federaly

Protected)

Prior to the issuance of any gading permit, the City Manager (or appointed designee) shall

verify that the following project requirements regarding the least Bell's vireo are shown on the

construction plans:

No claring, grubbing, grading, or other construction activities shall occur between March 15

and September 1·5, the breeding season ofthe least Bell's vireo, until the following requirements 

have een met to thè satisfaction ofthe City Manager:

A qualified biologist (possessing a valid endangered species act section 10(a)(1)(a) recovery

permit) shall survey those wetland areas that would be subject to construction noise levels

exceeding 60 A-weighted decibels (dBA) hourly average for the presence of the least Bell's

vireo. Surveys for this species shall be conducted pursuant to the protocol survey guidelines

established by the U.S. Fish and Wildlife Service within the breeding season prior to the

commencement of construction.

A. Ifthe least Bell's vireo is present, then the following conditions must be met:

I. Between March 15 and September 15, no clearing, grubbing, or grading of

occupied least Bell's vireo habitat shall be permitted. Areas restricted

from such activities shall be staked or fenced under the supervision of a

qualified biologist; and

II. Between March 15 and September 15, no construction activities shall

occur within any portion o f the site where construction activities would

result in noise levels exceeding 60 dBA hourly average at the edge of

occupied least Bell's vireo or habitat. An analysis showing that noise

generated by construction activities would not exceed 60 dBA hourly

average at the edge of occupied habitat must be completed by a qualified

acoustician (possessing current noise engineer license or registration with

monitoring noise level experience with listed animal species) and

approved by the city manager at least two weeks prior to the

commencement of construction activities. Prior to the commencement of

any of construction activities during the breeding season, areas restricted

from such activities shall be staked or fenced under the supervision of a

qualified biologist; or

III. 

At least two weeks prior to the commencement of construction activities,

under the direction of a qualified acoustician, noise attenuation measures

(e.g., berms, walls) shall be implemented to ensure that noise levels

resulting from construction activities will not exceed 60 dBA hourly

average at the edge ofhabitat occupied by the least Bell's vireo.
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Concurrent with the commencement of construction activities and the

construction of necessary noise attenuation facilities, noise monitoring*

shall be conducted at the edge of the occupied habitat area to ensure that

noise levels do not exceed 60 dBA hourly average. If the noise attenuation

techniques implemented are determined to be inadequate by the qualified

acoustician or biologist, then the associated construction activities shall

cease until such time that adequate noise attenuation is achieved or until

the end of the breeding season (September 16).

*Construction noise monitoring shall continue to be monitored at least twice weekly on

varying days, or more frequently depending on the construction activity, to verify that noise

levels at the edge ofoccupied habitat are maintained below 60 dBA hourly average or to

the ambient noise level if it already exceeds 60 dBA hourly average. If not other measures

shall be implemented in consultation with the biologist and the City Manager, as necessary,

to reduce noise levels to below 60 dBA hourly average or to. thè.ambient noise level if it.

already exceeds 60 dBA hourly average. Such measures may include, but are not limitd

to, limitations on the placement of construction equipment and the simultaneous use of

equipment.

B. 

If least Bell's vireo are not detected during the protocol survey, the qualified

biologist shall submit substantial evidence to the City Manager and applicable

resource agencies which demonstrates whether or not mitigation measures such as

noise walls are necessary between March 15 and September 15 as follows:

I. 

I f this evidence indicates the potential is high for least bell's vireo to be

present based on historical records or site conditions, then condition a.iii

shall be adhered to as specified above.

II. 

If this evidence concludes that no impacts to this species are anticipated,

no mitigation measures would be necessary.

Historical Resources

Avoidance of Known Cultural Resources: In order to avoid impacts to known cultural

resources P-3 7-006082/CA-SDI-6082, adherence to the following requirements shall be

observed during project construction activities:

Prior to issuance of a grading permit for any project construction activities proposed within 100

feet of the recorded boundary of P-37-006082/CA-SDI-6082, avoidanc measures such as

avoidance signs or exclusionary fencing shall be utilized. Work within 100 feet of the recorded

boundary of P-37-006082/CA-SDI-6082 shall be closely monitored by a qualified Archaeologist

and Native American monitors to assure work does not extend into the resource boundary.

MM-HR-1 

Avoidance of Known Cultural Resources: In order to avoid impacts to known

cultural resources P-37-006082/CA-SDI-6082,.adherence to the following

requirements shall be observed during project construction activities:

Prior to issuance of a grading permit for any project construction activities proposed

within 100 feet ofthe recorded boundary of P-37-006082/CA-SDI-6082, avoidance
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measures su

ch as avoi

dance si

gns or exclus

ionary fencin

g shall b

e utilized.

 Work

within 10

0 feet of

 the recorded bound

ary of P-37-00

6082/C

A-SDI-6082 sh

all be

closely monitored by a qualif

ied Archaeo

logist 

and Native

 American monitors to

assure work does no

t extend

 into the resource boundar

y.

MM-HR-2 

Const

ruct

ion

 Moni

torin

g:

The foll

owing monitoring proram shall b

e implemented t

o protect 

unknow

n

archae

ologica

l or triba

l cultural res

ources tha

t may be enco

untere

d during

construction and/or maintenance-

related activities.

I. Prior to Permit Issuance

A. Entitlements Plan Check

1.. Prior to issuan

ce of any construc

tion perm

its, includin

g but not l

imited

.  . to, th

e first Gradin

g Permit Demolition

 Plans/P

ermits and B

uildin

g· -

. 

Plans/P

ermits or a Notice 

to Proceed 

for Sub

divisions

,-but pri

or to th

e -

first preconstr

uction meeting, whichever

 is applica

ble, the

 Assistant

Deputy Directo

r (ADD) En

vironmental 

designee

 shaíl ve

rify tha

t the

requir

ements for Archae

ologica

l Monitoring and Native 

American

monitoring have been

 noted o

n the app

licable

 constru

ction

 documents

through the plan check process.

B. Lette

rs of Qual

ification

1. The appl

icant shall

 submit a letter of verific

ation to Mitigation

Monitoring Coordination

 (MMC) ide

ntifying

 the Principa

l Inves

tigator

PI) for the project

 and the nam

es of all

 persons 

involved

 in the

archaeolo

gical monitorin

g program, as defi

ned in the City of San

 Diego

Historical Resources

 Guidelines

 (HRG). If applicable,

 indiv

iduals

involved

 in the arc

haeological

 monitoring program must have completed

the 40-hour HAZWOPER training with cert

ification

 documentatio

n.

2. MMC will provide a letter to the applicant confirming the

qualificat

ions of the PI and all 

persons in

volved in the a

rchaeolog

ical

monitoring of the p

roject meet the qu

alificatio

ns establis

hed in the

H

R

G

.

3. Prior to the sta

rt of work, the ap

plicant must obtain

 written approval

from MMC for any personn

el changes a

ssociated

 with the monitoring

program.

II. Prior to Start of Construction

A. Verification ofRecords Search

1. The PI shall p

rovide ve

rification to MMC that a s

ite-speci

fic reco

rds

search (one-quarter mile radius) has been completed. Verification

includes

 but is not

 limited to a copy ofa co

nfirmation letter

 from

South Coastal Information Center, or, if the search was in-house, a

letter of verification from the PI stating that the search was completed.
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2. The le

tter sh

all intr

oduce

 any pertin

ent in

formation conce

rning

expec

tatio

ns and

 probab

ilities

 of dis

cover

y du

ring t

renchi

ng an

d/or

gradin

g activ

ities.

3. The P

I may su

bmit a d

etaile

d lett

er to 

MMC reque

stin

g a re

ducti

on

to the  mile radius.

B. PI Sha

ll Attend Precon

struct

ion (Precon) 

Meeting

s

i, Prior to beg

innin

g any work that re

quire

s monito

ring; 

the Applic

ant

shall a

rrange a Precon Meeting

 that 

shall 

include

 the PI, Native

American

 cons

ultant

/monitor (w

here Native

 America

n reso

urce

s may

be im

pacte

d), Constr

uctio

n Manager

 (CM

) and/

or G

radin

g Contrac

tor,

Residen

t Engi

neer (RE), Bu

ilding 

Inspe

ctor

 (BI), if appropriate,

 and

MMC. The 

quali

fied A

rcha

eolog

ist an

d Native Am

erica

n M

onitor sha

ll

attend

 any grading

/excav

ation related 

Precon Meetin

gs to make

. mments a

nd/or sug

gestio

ns con

cernin

g the A

rchaeo

logi

cal 

- ·

Monitor

ing program with the C

onst

ructio

n Manag

er and

/or Gradin

g :

Contractor.

a. Ifthe 

PI is un

able t

o atte

nd the

 Precon Meeting

, the 

Applic

ant 

shall

sched

ule a

 focu

sed Preco

n Meetin

g with MMC, the

 PI, RE, CM

 or

BI, i f app

ropriate, p

rior to the 

start

 of any

 work that

 requi

res

m

on

ito

rin

g.

2. Identi

fy Areas 

to be 

Monito

red

a. Prior to t

he sta

rt of

 any work that 

requir

es monito

ring, t

he P

I sha

ll

submit an Archae

ologic

al M

onitori

ng Exhib

it (AMID (with

veri

ficatio

n that 

the AM

E has 

been revi

ewed a

nd ap

prove

d by the

Native A

merican cons

ultant

/monitor when

 Native A

merican

resour

ces may be impacte

d) bas

ed on the ap

propri

ate con

structi

on

docum

ents (

redu

ced to 1 

lx17

) to M

MC ident

ifyin

g the 

area

s to be

monitor

ed in

clud

ing the d

elinea

tion 

of gradin

g/ex

cavati

on limits.

b. The A

ME shall

 be bas

ed on the re

sults o

f a site-

speci

fic reco

rds

searc

h as w

ell a

s inf

ormation

 rega

rding 

exis

ting

 know

n soil

conditions (native or formation).

3. When Monitoring Will Occur

a. Prior to the start 

of any work the PI shall

 also 

submit a

construc

tion schedule to MMC through

 the RE indicat

ing when

and wher

e monitoring will occur.

b. The PI may submit a detailed letter to 

MMC prior to the 

start of

work or du

ring

 const

ructi

on requ

estin

g a m

odifi

cati

on to

 the

monitoring program. This

 requ

est sha

ll be b

ased on re

levant

information such as review of final construction documents which

indicate site cond

itions such as dep

th of excavation and/or site

graded to bedro

ck, etc

., which may redu

ce or incre

ase th

e poten

tial

for res

ources 

to be p

resen

t.

III.During Constru

ction

A. Monito

r(s) S

hall b

e Present 

During Grad

ing/Ex

cavat

ionIrenc

hing
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1. The Archaeological Monitor shall be present full-time during all soil

disturbing and grading/excavation/trenching activities which could

result in impacts to archaeological resources as identified on the AME.

The Construction Manager is responsible for notifying the RE, PI, and

MMC of changes to any construction activities such as in the case of a

potential safety concern within the area being monitored. In certain

circumstances OSHA safety requirements may necessitate

modification ofthe AME.

2. The Native American consultant/monitor shall determine the extent of

their presence during soil disturbing and grading/excavation/trenching

activities based on the AME and provide that information to the PI and

MMC. Ifprehistoric resources are encountered during the Native

American consultant/monitor's absence, work shall stop and the

Djscovery Notification Process detailed in Section III.B-C and IV.A-D.

shall commence.

3. The PI may submit a detailed letter to MMC during construction

requesting a modification to the monitoring program when a field

condition such as modern disturbance post-dating the previous

grading/trenching activities, presence of fossil formations, or when

native soils are encountered that may reduce or increase the potential

for resources to be present.

4. The archaeological and Native American consultant/monitor shall

document field activity via the Consultant Site Visit Record (CSVR).

The CSVR's shall be faxed by the CM to the RE the first day of

monitoring, the last day of monitoring, monthly (Notification of

Monitoring Completion), and in the case of ANY discoveries. The RE

shall forward copies to MMC.

B. Discovery Notification Process

1. In the event of a discovery, the Archaeological Monitor shall direct the

contractor to temporarily divert all soil disturbing activities, including

but not limited to digging, trenching, excavating, or grading activities

in the area of discovery and in the area reasonably suspected to overlay

adjacent resources and immediately noti the RE or BI, as

appropriate.

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

the discovery.

3. The PI shall immediately notify MMC by phone ofthe discovery and

shall also submit written documentation to MMC within 24 hours by

fax or email with photos ofthe resource in context, ifpossible.

4. No soil shall be exported off-site until a determination can be made

regarding the significance ofthe resource specifically ifNative Ameiican

resources are encountered.

C. Determination of Significance
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1. The PI and Native American consultant/monitor, where Native

American resources are discovered shall evaluate the significance of

the resource. If Human Remains are involved, follow protocol in

Section IV below.

a. The PI shall immediately notify MMC by phone to discuss

significance determination and shall also submit a letter to MMC

indicating whether additional mitigation is required.

b. If the resource is significant, the PI shall submit an Archaeological

Data Recovery Program (ADRP) which has been reviewed by the

Native American consultant/monitor and obtain written approval

from MMC. Impacts to significant resources must be mitigated

before ground disturbing activities in the area ofdiscovery will be

allowed to resume. Note: If a unique archaeological site is also an

historical resource as defined in CEQA, then the limits on the : +

amount(s) that a project applicant may be required to pay to cover

mitigation costs as indicated in CEQA Section 21083.2 shall not

apply.

c. If the resource is not significant the PI shall submit a letter to MMC

indicating that artifacts will be collected, curated, and documented in

the Final Monitoring Report, The letter shall also indicate that that no

further work is required.

IV. Discovery of Human Remains

Ifhuman remains are discovered, work shall halt in that area and no soil shall

be exported off-site until a determination can be made regarding the

provenance ofthe human remains; and the following procedures as set forth in

CEQA Section 15064.5(e), the California Public Resources Code (Sec.

5097.98) and State Health and Safety Code (Sec. 7050.5) shall be undertaken:

A. Notification

1. Archaeological Monitor shall notify the RE or BI as appropriate,

MMC, and the PI, ifthe Monitor is not qualified as a PI. MMC will

notify the appropriate Senior Planner in the Environmental Analysis

Section (EAS) of the Development Services Department to assist with

the discovery notification process.

2. The PI shall notify the Medical Examiner after consultation with the

RE, either in person or via telephone.

B. Isolate discovery site

1. Work shall be directed away from the location of the discovery and

any nearby area reasonably suspected to overlay adjacent human

remains until a determination can be made by the Medical Examiner

in consultation with the PI concerning the provenance of the

remains.

2. The Medical Examiner, in consultation with the PI, will determine the

need for a field examination to determine the provenance.
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3. If a eld examination is not wairanted, the Medical Examiner will

determine with input fro

m the PI, if the remains are

 or are

 most likely

 to

be of

Native

 America

n orig

in.

C. If Human Remains ARE determined to be Native Am

erican

1. The Medical Ex

aminer will notif

y the Native American Heritage

Commission (NAHC) within 24 hours. By

 law, ONLY the Medical

Examiner can make this call.

2. NAHC will immediately identify the person

 or persons 

determined to

be the M

ost Like

ly Descendan

t (MLD) and provid

e conta

ct

information.

3. The MLD will contact the PI within 24 hours or sooner after the

Medical Ex

aminer has 

completed coordi

nation, to b

egin the

consul

tation process in

 acco

rdance 

with CEQA Secti

on 1506

4.5(e),

 the

California Public

 Resources and Health &

 Safety

 Codes.

4. The MLD will have 48 hours 

to make recommendations to the

property owner or re

presentative

, for the

 treatment or di

sposition

 with

proper dignity, of

the human remains and associa

ted grave goods.

5. Disposition

 ofNative American Human Remains will be dete

rmined

between the MLD and the PI, and, if:

a. The NAHC is unable

 to identify

 the MLD

, OR the MLD failed to

make a r

ecommendatio

n within 48 ho

urs aft

er being granted

 acces

s

to the site, OR;

b. The lando

wner or authorize

d represe

ntative rejects

 the

recommendation of the MLD

 and mediation in accordance with

Califor

nia Publi

c Resourc

es Code 5

097,94 

(k) by 

the NAHC fails

to provide m

easures ac

ceptable

 to the lan

downer

, the lan

downer

shall reint

er the hum

an remains and

 items associate

d with Native

American human remains with appropriate d

ignity on the property

in a loc

ation not su

bject to 

further

 and fut

ure subsu

rface

disturbance, THEN

c. To protect th

ese sites, 

the landow

ner shall d

o one or more of

 the

following:

(1) Record the site with the Native American Heritage

Co

mis

sio

n

(2) Record an open space or conservation easement; or

(3) Record a document with the County. The document shall be

titled "Notice of Reinterment of Native American Remains"

and 

shall i

nclude

 a le

gal des

cript

ion of the

 prope

rty, th

e

name of the property owner, and the ow

ner's acknowledged

signature, in addition to any other info

rmation required 

by

California Publi

c Resources Code

 5097.98.

 The document

shall be indexed as a notice under the name of the owner.
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V. Night and/or Weekend Work

A. If night and/or weekend work is included in the contract

1. When night and/or weekend work is included in the contract package,

the extent and timing shall be presented and discussed at the Precon

meeting.

2. The following procedures shall be followed.

a. No Discoveries:

In the event that no discoveries were encountered during night

and/or weekend work, the PI shall record the information on the

CSVR and submit to MMC via fax by 8AM of the next business

day:

b. Discoveries

All discoveries shall be processed and documented using the....

existing procedures detailed in Sections III - During Construction,

and IV - Discovery of Human Remains. Discovery of human

remains shall always be treated as a significant discovery.

c. Potentially Significant Discoveries:

If the PI detennines that a potentially significant discovery has

been made, the procedures detailed under Section III - During

Construction and IV-Discovery of Human Remains shall be

followed.

d. The PI shall immediately contact MMC, or by 8AM of the next

business day to report and discuss the findings as indicated in

Section III-B, unless other specific arrangements have been made.

B. If night and/or weekend work becomes necessary during the course of

construction

1. The Construction Manager shall notify the RE, or BI, as appropriate, a

minimum of 24 hours before the work is to begin.

2. The RE, or BI, as,appropriate, shall notify MMC immediately.

C. All other procedures described above shall apply, as appropriate.

VI. Post Construction

A. Preparation and Submittal ofDraft Monitoring Report

1. The PI shall submit two copies ofthe Draft Monitoring Report (even if

negative), prepared in accordance with the Historical Resources

Guidelines (Appendix C/D) which describes the results, analysis, and

conclusions of all phases of the Archaeological Monitoring Program

(with appropriate graphics) to MMC for review and approval within 90

days following the completion of monitoring. It should be noted that if

the PI is unable to submit the Draft Monitoring Report within the

allotted 90-day timeframe resulting from delays with analysis, special

study results or other complex issues, a schedule shall be submitted to

MMC establishing agreed due dates and the provision for submittal of

monthly status reports until this measure can be met.
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a. For significant archaeological resources encountered during

monitoring, the Archaeological Data Recovery Program shall be

included in the Draft Monitoring Report.

b. Recording Sites with State of California Department of Parks and

Recreation

The PI shall be responsible for recording (on the appropriate State

of California Department of Park and Recreation forms-DPR 523

A B) any significant or potentially significant resources

encountered during the Archaeological Monitoring Program in

accordance with the City's Historical Resources Guidelines, and

submittal of such forms to the South Coastal Information Center

with the Final Monitoring Report.

2. · MMC shall return the Draft Monitoring Report to the PI for revision

r, for peparation of the Final Report.

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

approval.

4. MMC shall provide written verification to the PI of the approved

report.

5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft

Monitoring Report submittals and approvals.

B. Handling ofArtifacts

1. The PI shall be responsible for ensuring that all cultural remains

collected are cleaned and catalogued

2. The PI shall be responsible for ensuring that all artifacts ae analyzed to

identify function and chronology as they relate to the history of the area;

that faunal material is identified as to species; and that specialty studies

are completed, as appropriate.

3. The cost for curation is the responsibility of the property owner.

C. Curation of artifacts: Accession Agreement and Acceptance Verification

1. The PI shall be responsible for ensuring that all artifacts associated

with the survey, testing and/or data recovery for this project are

permanently curated with an appropriate institution. This shall be

completed in consultation with MMC and the Native American

representat

ive, as ap

plicable.

2. The PI shall include the Acceptance Verification from the curation

institution in the Final Monitoring Report submitted to the RE or BI

and MMC.

3. When applicable to the situation the PI shall include written verification

from the Native American consultant/monitor indicating that Native

American resources were treated in accordance with state law and/or

applicable agreements. If the resources were reinteed, verification shall

be provided to show what protective measures were taken to ensure no
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further disturbance occurs in accordance with Section IV - Discovery of

Human Remains, Subsection 5.

D. Final Monitoring Report(s)

1. The PI shall submit one copy of the approved Final Monitoring Report

to the RE or BI as appropriate, and one copy to MMC (even if

negative), within 90 days after notification from MMC that the draft

report has been approved.

2. The RE shall, in no case, isse the Notice of Completion and/or release

of the Performance Bond for grading until receiving a copy ofthe

approved Final Monitoring Report from MMC which includes the

Acceptance Verification from the curation institution.

Noise

MM-NO Construction Noise Reduction Techniques. Prior to issuance of demolition

gradìng,·or building permits, Mitigation Monitoring Coordination shall verify

that costruction activity occurring as a result of proposed project

implementation within 175 feet of noise-sensitive receivers includes noise-

reduction measures to ensure construction activities do not exceed the 75 dBA

CNEL and comply with City of San Diego Noise Standards (San Diego

Municipal Code Section 59.5.0401, Sound Level Limits, and Section 59.5.0404,

Construction Noise), as follows:

A. Construction operations and related activities associated with the proposed

project shall be performed, as outlined within the San Diego Municipal Code,

between 7:00 a.m. and 7:00 p.m., with the exception ofthe days and holidays

identified in the Municipal Code.

B. Construction equipment and vehicles shall be fitted with efficient, well-

maintained mufflers that reduce equipment noise emission levels at the project

site. Internal combustion powered equipment shall be equipped with properly

operating noise suppression devices (e. g., mufflers, silencers, wraps) that meet

or exceed manufacturer specifications. Muffíers and noise suppressors shall be

properly maintained and tuned to ensure proper fit, function, and minimization

of noise.

C. Portable and stationary site support equipment (such as generators,

compressors, rock crushers, and cement mixers) shall be located as far as

possible from nearby noise-sensitive receptors.

D. Impact tools shall have the working area/impact area shrouded or shielded,

with intake and exhaust ports on power equipment muffled or suppressed.

This may necessitate the use of temporary or portable, application specific

noise shields or barriers if construction noise levels exceed the San Diego

Municipal Code property line sound level threshold.

E. Construction equipment shall not be idled for extended periods (e.g., 15

minutes or longer) oftime in the immediate vicinity (i.e., within 25 feet) of

noise-sensitive receptors.
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F. A disturbance coordinator shall be designated by the general contractor, which

shall post contact information in a conspicuous location near the entrance of the

project construction site, prior to start of any construction activities so that it is

clearly visible to nearby receivers most likely to be disturbed. The coordinator

shall manage complaints resulting from the construction noise, by instituting

modifications to the construction operations, construction equipment or work

plan to ensure compliance with the San Diego M

unicipal Code standards, where

complaints are valid and substantive. These modifications will implement one or

more of the following: administrative controls (e.g., reduce operating time of

equipment and/or prohibit usage ofequipment type[s] within certain distances of

sensitive receptors); engineering controls (upgraded existing noise controls, such

as installing better engine exhaust mufflers or improving existing noise

abatement); install temporary barriers, barrier back sound curtains, and/or

açoustical panels around working construction equipment and, ifnecessary,

ròuñd the project site boundary.

G. Recuning disturbances shall be evaluated by a qualified acoustical consultant

retained by the project proponent to ensure compliance with applicable

standards.

MM-NO

 Mechanical Equipment Noise Reduction Measures. Prior to issuace of

building permit Mitigation Monitoring Coordination shall verify that mechanical

noise levels are minimized to meet applicable City of San Diego (City) noise

thresholds through equipment selection, project-site design, and construction of

localized barriers or parapets. Selection of mechanical equipment shall consider

radiated outdoor sound pressure levels and efficiency as the primary criteria.

Outdoor mechanical equipment shall be located so that line-of-site from the

equipment to the adjacent noise-sensitive receiving property line is blocked by

intervening building elements or structures. Should the selection and placement of

mechanical equipment exceed 40 dB from 10:00 PM to 7:00 AM, localized noise

barriers for equipment located at grade, or rooftop parapets, shall be constructed

around the heating, ventilation, and air-conditioning equipment so that line-of-site

from the noise source to the property line of the adjacent noise-sensitive receptors

is blocked. To ensure compliance with the San Diego Municipal Code, efficacy of

the mechanical equipment location or interviewing barrier shall be demonstrated

through a noise analysis performed by a qualified acoustical consultant that shall

be submitted to the satisfaction ofthe City Development Services Department

prior to the issuance ofbuilding permits for the project.

Tribal Cultural Resources

MM-TCR-1 Prior to beginning any construction related activity on-site, Owner/Pennittee shall

implement the conditions as detailed in MM-HR-1 and MM

-HR-2.

Public Utilities

MM-UTL-1: A fair-share contribution for the recon

guration/retrofit ofthe Carmel Mountain

High Water Pump Station would be required prior to the issuance ofthe first

building permit for Unit 9.
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